
The Secretary,
An Bord Pleanála,
64 Marlborough Street,
Dublin 1

23/03/21

Description: Permission for development. The development will consist of the provision of a 
temporary post-primary school by way of construction of 4 No. prefabricated buildings (c 364 Sq. 
Mtrs, 185 Sq. Mtrs, 364 Sq. Mtrs, & 125 Sq. Mtrs) on a defined site area (c. 0.830Ha) to be 
enclosed within a 2 mtrs high welded mesh fencing and access gates with associated site works 
including provision of entrance to site, and hard surface play area. Temporary Permission for a 
period no longer than 5 years is being sought.

ABP Reference: ABP-309633-21

Dear Sir/ Madam,

Please find below Roebuck Residents’ Association’s observation on Appeal Reference ABP-
309633-21.

Roebuck Residents’ Association
www.roebuckresidents.com

roebuckresidents@gmail.com
www.roebuckresidents.com



Introduction

This observation on the appeal is addressed against Condition 5 of the proposed development, i.e. 
public access to the site. We have concerns that the omission of pedestrian/cyclist access points on 
the southern side of the site will significantly diminish the required permeability of this site.

We are a residents' association of approximately 380 households in the Goatstown area in Dublin 
14. Our area borders the site referenced in this planning application, on the northern side of the site. 
The roads within our area that directly adjoin this site are: Belfield Downs, Farmhill Road, Farmhill
Drive and Mount Carmel Road.

The planning permission granted by Dun Laoghaire-Rathdown County Council allows for a main 
vehicular entrance on Goatstown Road, and two new pedestrian/cyclist access points – at Farmhill 
Road, and at Mount Carmel Road. No pedestrian/cyclist access points are located on the southern 
side of the site. The new access points are marked on the Site Plan map below, Fig 1.

Fig 1. Site Plan for Temporary School, showing new access points as granted by DLRCoCo for this planning 
application. Note there are no access points on the southern side of the site.

Contained within the documents provided by the Department of Education and Skills for this 
planning application is a Proposed Masterplan. This Masterplan gives a good indication of how the 
permanent buildings will be located on the site. We note that on this plan there is a proposed 
pedestrian/cyclist access point for the southern side of the site. See Fig 2 below.



Fig 2. Proposed Masterplan. Note the additional proposed access point on the southern side of the site.

Planner’s Report Explanation

We note in the Planner’s Report it says:

“It is considered appropriate that links to Farmhill Road and Mount Carmel Road should be 
persued at this time, with consideration of the link to Taney Avenue held over until such time as 
there may be a more comprehensive proposal for a permanent school on this site.”

The above quote is the only reference in the Planner’s Report to the reason why the link to Taney 
Avenue is not being persued at this time. The reason, i.e. that there should be a more comprehensive
proposal for a permanent school, is not a valid argument. If that was a valid argument, then the 
logical conclusion would be that there should not be access points located at Farmhill Road and 
Mount Carmel Road either. Why one side, but not the other?

We are aware that this planning application is for a temporary school, and that the permanent 
schools will be built in the future. However the unfortunate reality of the Department of Education 
school building programme means that it will most likely be a minimum of 5 years, possibly longer,
before construction of the permanent buildings start. The risk is that a precedent will have been set, 
and adding an additional access point on the southern side will be more difficult to achieve at that 
point.



References to Permeability in the Relevant Development Plans

The DLR County Development Plan 2016-2022 and the Goatstown Local Area Plan could not be 
clearer when it comes to promoting permeability within neighbourhoods. The Planner’s Report lists 
5 separate references to permeability in the relevant Development Plans that pertain to the site:

1. Section 7.1.3.3 Policy SIC8: Schools:

“School provision should be an integral part of the evolution of compact sustainable urban 
developments where the opportunities to walk or cycle to school are maximised.”

2. 2.2.7.1 Policy ST5: Walking and Cycling:

“The Council will continue to promote and provide for the development of cycling and 
walking as healthy sustainable attractive transport modes in the County for commuting,   
short utility trips, recreation trips and trips to schools/colleges”

"As part of the Development Management process, new development will be required to 
maximise permeability and connectivity for pedestrians and cyclists"

3. 8.1.1.1 Policy UD1: Urban Design Principles, (i) Permeability:

“Where possible, connections should emphasise and promote sustainable forms of transport
over individual car use. A successful place also makes clear connections from new 
development areas to existing roads and facilities giving users greater choice of route when 
planning and making journeys.”

4. Section 8.2.12.4 School Development:

“In assessing individual planning applications for new schools and/ or redevelopment/ 
extensions of existing schools, the Planning Authority will have regard to the following:

- Good, safe accessible pedestrian and cyclist routes to and from the school from nearby 
residential and commercial areas.”

5. Goatstown Local Area Plan, Section 5, Objective MT6

“It is an objective of the Plan to ensure that all new development within the Plan area helps
promote an improved permeable urban environment and maximises opportunities to provide
direct pedestrian and cycle links both within the Plan area itself and with the immediate 
environs.”

Response from Transportation Department

The Transportation Department of Dun Laoghaire-Rathdown County Council could not be clearer 
regarding their opinion on the importance of creating a pedestrian/cyclist link on the southern side 
of the site. See their Response to Item 2 in the Planner’s Report Decision:

“The Transportation Department have reviewed the submitted documents and have provided
the following comments within their report dated Feb 17th 2021.



FI Item 1 (iii)(b) - The Applicant's response does not clearly demonstrate how these 
permeability link will be achieved and managed. Transportation Planning also consider that
a pedestrian/cyclist link should be provided to Taney Avenue to the South of the site. This 
will be dealt with by way of Clarification of Further Information Request.

Transportation Planning request Clarification of Further Information for the proposed 
development and revised drawings and details shall be submitted for the following items:

1. The Applicant shall submit revised drawings and details which demonstrate the provision 
of operational permeability links for pedestrians and cyclists to serve the proposed 
temporary development from Taney Avenue, Mount Carmel Road, and Farmhill Road at a
minimum. Details of proposed boundary treatments, construction finishes, limits to access 
etc. should be provided.”

In Conclusion

The students and staff of both this temporary school and the future permanent schools, will arrive at
the site from all directions. Many will come from the southern Taney Road direction. They will not 
just be arriving at the school from the northern side. Therefore it does not make sense to open just 
one side of the site to pedestrian/cyclist access. 

Aswell as the many wider community advantages to having increased pedestrian permeability, 
increasing the number of access points to the site will also “spread the load” when it comes to issues
regarding potential nuisance parking at drop-off/collection times on the roads closest to these 
entrances. Improving permeability would also lead to an increase of footfall through the site which 
in turn would lead to an increase of passive surveillance. Helping to mitigate any potential security 
risk caused by the opening up of this site.

We note that as well as the possible access via the above-referenced Taney Avenue, there are also 2 
further pedestrian lanes on Farmhill Park, and 1 on Taney Crescent that could also be considered.

We respectfully request that the Board give due consideration to the importance of proper 
permeability in this area, and direct that additional pedestrian/cyclist access be provided on the 
southern side of the site.
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