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1

Request for F Zoning – Roebuck Area

We request that the green area at the end of Friarsland Road be zoned F. Significant work has
been recently done on this site by the local community. It has also been maintained by the
Council for decades.
We also request that the green area at the end of Belfield Downs be zoned F.

In summary: We request that the areas outlined in red on the above map be zoned F.

2

Priority Bus Route – Goatstown Road

We note that Goatstown Road is marked on New Bus Connects Supplementary Maps T1 Bus
Priority Network as a “Bus Priority Route”. We request that this designation be removed. The
road is not, nor will be in the future, a bus priority route. The road has recently been
improved with concrete kerbed cycle lanes on both sides, narrowing it, and making it
3

physically unsuited to frequent bus traffic. In addition the Bus Connects plan shows a new
route (no.86) for this road, to replace the no.11 route. The frequency of this route will reduce
from every 15 mins/30mins at peak times, to just 30mins/60mins at all times. This cannot
therefore be considered a Bus Priority Route.
In contrast Dundrum Road will have 3 bus services in the new Bus Connects plan.
- No.54, every 20 mins
- No.11, every 60 mins
- No.12, every 20 mins
However Dundrum Road is not marked as a Bus Priority Route on the New Bus Connects
Supplementary Maps T1 Bus Priority Network. It does not make sense to have Goatstown
Road (with its 1 bus service) designated a Bus Priority Route, when nearby Dundrum Road
(with its 3 bus services) is not designated as such.
In summary: The designation of “Bus Priority Route” should be removed from Goatstown
Road.

3

Objective ‘To protect and preserve trees and woodlands’

Our Lady’s Grove:
The tree symbol on the Zoning map 1 (with objective ‘to protect and preserve trees and
woodlands’) has been removed from the south west part of the Our Lady’s Grove campus
site in the Draft CDP. There is no reason why this would be removed, as the trees are still
present on the site, including good specimen Irish Oaks. In the recent CEO Report, dated
8/4/21, in relation to SHD planning application ABP-309430-21 regarding this site, it states:
"There are 9no. of these oaks [Quercus robur or Irish Oak] and they are all early
mature with the potential to develop into substantial trees over the long term. [...] The
Parks section also note the high biodiversity potential of those oak trees, with
capacity to support a large number of species."
"It is therefore considered that the proposed development would materially
contravene the Development Plan due to the removal of existing valuable trees on
site."
Considering the statements above, it is hard to understand why this Objective has been
removed from this site. We request that it be reinstated.
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Irish Glass Bottle Site, Goatstown Road:
We request the addition of a tree symbol (with objective ‘to protect and preserve trees and
woodlands’) on this site, on the northern boundary with gardens on Farmhill Drive. See area
outlined in pink on map below. There are a number of mature ash trees at this location that
should be protected.

Central Mental Hospital:
Although it is impossible to access the site to determine what trees are on site, it is clear from
looking at Google maps satellite imagery that there are many mature trees on this site. In
particular to the north west of the walled garden, and running in a line along a field boundary
to the west of the walled garden. We request the addition of a tree symbol(s) on the Central
Mental Hospital site.
In summary:
We request that a tree symbol be:
- re-inserted on the south west part of the Our Lady’s Grove site
- inserted at the boundary of Farmhill Drive and the Irish Glass Bottle site
- inserted on the Central Mental Hospital site

4

Changes of Zoning on OLG Campus Site

We welcome the creation of the new SNI zoning, and are happy to see it being applied to half
of the Our Lady’s Grove campus site.
We also welcome the continuing presence of the INST Objective marker, and we request that
it remain on this site, at this location, as marked on Zoning map 1. We also welcome the fact
that it is to be applicable to the entire campus site, and request that it remain so.
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We welcome the change of zoning on the site at the south west side of the campus site to F
zoning. The schools on the campus site are substantially substandard when it comes to site
size, and the potential addition of extra recreational space in the future is welcomed by the
local community. We request that F zoning remain on this part of the campus site.
In summary: We welcome the changes in zoning made to the Our Lady’s Grove site.
- We welcome the application of the new SNI type zoning to the site
- We welcome the reinstatement of the INST marker, and
- We welcome the rezoning of the south west side of the campus to F zoning.

5

Our Lady’s Grove SNI Zoning – Include Access Road

We notice the road that runs through the Our Lady’s Grove campus site, off Goatstown Road,
is not part of the SNI zoning. As it is the access route to the two schools and childcare
facility, we request that the road also be included as part of the area marked as SNI zoning.

In summary: We request that the access road into the Our Lady’s Grove site be included in
the area marked as SNI zoning.
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Irish Glass Bottle Site, Goatstown Road

We note the addition of “Ed” Objective on the old Irish Glass Bottle site on Goatstown Road.
We are happy to see this site remain F zoning, with its emphasis on public accessibility and
recreational purposes. We wish to see pedestrian and cyclist permeability through the site,
from all sides of the site – via Farmhill Road, Mount Carmel Road, Taney Crescent, Taney
Avenue and Farmhill Park. We are keen to see the establishment of the two new schools on
this site as soon as possible.
In summary:
- We wish to see all of the site remain as land to be used for educational and associated
recreational purposes only.
- We wish to see the future open space/playing fields on the site available for use by the local
community.
- We wish to see pedestrian/cyclist permeability through the site – via all sides of the site.
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Goatstown - Neighbourhood Centre Concept

We note the retention of the zoning NC “Neighbourhood Centre” on the area around The
Goat pub. We also note the retention of SLO No. 2 on this site - “To accord with the policies
of the adopted Goatstown Local Area Plan”. The Goatstown LAP places huge emphasis on
the lack of a village/neighbourhood centre in the Goatstown area, and pinpoints The Goat
crossroads as the obvious location for the growth of such an urban village centre.
We believe the County Development Plan needs to drill down more into the concept of
neighbourhood, and to give it real meaning everywhere it is designated. The new CDP
provides an opportunity for the County Council to address this, so that any future planning
application must be framed within a more definitive application of the concept of
neighbourhood. Ideally, that framework should include provision for a mix of local retail,
café/pub, space for play, live/work units, and scaled apartments etc., i.e. all the key elements
of a modern village.
The current SHD planning application for apartment blocks at The Goat crossroads site does
not come anywhere close to providing the scope for an urban village despite the aspiration of
the Goatstown LAP, and hopefully will be rejected by ABP.

In summary: We request that there be more definition outlined in the CDP regarding the
concept of Neighbourhood Centre/ Urban Village, specifically as it applies to Goatstown.
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Goatstown Local Area Plan

Our Lady’s Grove School Campus
We request that the Our Lady’s Grove campus site be part of the Goatstown Local Area Plan
area. Currently the LAP boundary travels north up Friarsland Road but drops south to skirt
around the campus site, and back up north again to include parts of Trimbleston. It is unclear
why this site has been left out of the LAP area. See map below. The school site is very much
part of Goatstown and should be included in the Goatstown LAP area.

SLO No. 2 "To accord with the policies of the adopted Goatstown Local Area Plan"
We note this SLO on Map 1. To date very few of the objectives detailed in the Goatstown
LAP have been achieved and there is no timeline to complete the remainder of the Plan. We
are aware that since the introduction of the Strategic Housing Development legislation, there
is limited input into the planning process for the numerous sites within the Goatstown LAP,
however the objectives that are within the control of the council have not been advanced
since the LAP was put in place.
•

Objective - Localised Improvements Public Realm
"There is potential within Goatstown for localised improvements. A package of
localised public realm improvements/ upgrade will be brought forward by the County
Council as resources allow.”
There has been no progress in relation to this. The LAP goes on to describe the
"hostile" environment at the cross roads for pedestrians and cyclists and the lack of
identity within the area due to the through traffic generated at this location. We
believe public realm works in this area should be prioritised as part of the County
Development Plan.

•

Objective - Street Function
“It is an objective of the Plan to improve the appearance and overall function of the
public realm within the Plan area. It is a further objective of the plan to continue to
8

work with residents of the Goatstown Area to constructively address the issue of
traffic "rat running" through residential areas by means of Traffic Calming Schemes
and other measures where appropriate.”
Despite the establishment and registration with the council of a number of new
residents’ associations within Goatstown there has been little additional measures put
in place in relation to traffic calming.
•

Objective - MUGA
“It is an objective of the plan to provide or facilitate a children's playground and/ or
multi use games area on the established open space area bounded by Taney Crescent
and Taney Avenue”
Although a playground was established approximately three years ago, this was an
initiative started by a number of residents. There has been no follow up in relation to
the proposed MUGA at the same site.

In summary: We request that the OLG campus site be included in the Goatstown LAP area,
and also that the objectives listed in the Goatstown LAP be given due consideration by the
Council, in particular in relation to traffic issues and the provision of a MUGA.

9
Clarifying the Boundaries of Dundrum, and the Area of
Dundrum defined as ‘Major Town Centre’
A specific area of Dundrum is identified in the draft CDP (Map 1, designation MTC,
aquamarine) as a “Major Town Centre”, and this is understood. However, in several areas of
the draft CDP Dundrum is referred to as a “Major Town Centre” (e.g. Page 16 of Appendix 5
Section 3.4 states that “Dundrum also has a major town centre designation”, Page 22 of
Appendix 5, section 4.2.5 states that “Dundrum is a Major Town Centre”). The language
used could lead to a misunderstanding where the reader believes that the wider Dundrum area
itself is a Major Town Centre, as opposed to the specific geographically limited area as
identified in Map 1. The language of the Draft CDP should be clarified to ensure that it is
clearly understood that the wider Dundrum area is not a “Major Town Centre”. We request
that a clear written definition of the Dundrum Major Town Centre be inserted into the CDP
(as has been done for Dun Laoghaire MTC (Chapter 7, Page 144/145)) and that it refer to the
specific geographically limited area as identified in Map 1.
In Chapter 7 (page 145), it should be clarified that the Central Mental Hospital site is not
within an area defined as a Major Town Centre, nor is it zoned as a Major Town Centre. In
fact the entrance to the CMH site is c650m from the nearest area defined MTC and c1400m
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from the centre of Dundrum village. The CMH site is in reality in the residential hinterlands
of Dundrum.
In summary:
-We request that a clear written definition of the Dundrum Major Town Centre be inserted
into the CDP (as has been done for Dun Laoghaire MTC (Chapter 7, Page 144/145)) and that
it refer to the specific geographically limited area as identified in Map 1.
-We request that it should be clarified in Chapter 7 that the Central Mental Hospital site is not
within an area defined as a ‘Major Town Centre’, nor is it zoned as a ‘Major Town Centre’.

10 Population-based Equivalent Regarding Open Space in High
Density Developments
The new Draft CDP has effectively removed the population based equivalent calculation
when determining open space requirements in high rise developments. This means that high
rise developments will not require as much open space as previously. Half as much if you
take this example which is taken from the planning application for the SHD Marmalade Lane
development off Wyckham Way.
In summary: We request that the population-based equivalent be reinstated as a method to
determine open space requirements in high rise developments.

11

Landmark Buildings

Appendix 5 of the CDP refers to the opportunity to potentially exceed the CDP height
guidelines should a landmark building be proposed. Given the potential impact that such
buildings would have on existing communities, it is reasonable to place an onus on the
developer / promoter of the building to demonstrate meaningful engagement with the local
communities within a 3km radius of the proposed landmark development during the early
design stages of the development, so as to elicit concerns, views and constructive comments
of the local communities in surrounding neighbourhoods. Further, as part of any planning
permission, the developer / promoter of such a Landmark Building should have to provide
evidence that a real and substantive attempt has been made to incorporate the constructive
comment and real concerns raised by the local communities.
10

In summary: We request that meaningful engagement with the local community be part of the
process for the development of a landmark building.

12

Building Height – Environmental and Financial Impact

We note the current Government guidelines on building height, but are concerned that these
will give rise to unsustainable apartment buildings in our local community. Building height in
our CDP must have regard to the relative energy cost of higher buildings and expected
embodied carbon emissions over the lifetime of the development. The latest building energy
efficiency studies, (which indicate that building heights above 4 or 5 stories become carbon
inefficient) should be considered by DLR County Council when proposed development is
submitted.
We note the data provided in the Draft County Development Plan regarding the serious
affordability issue facing families wishing to buy or rent in the county (Draft CDP, Appendix
2). We note also the significant body of data highlighting the higher costs of higher/taller
apartment buildings, and the unaffordability of such developments for potential
residents/families in our area.
In summary:
- We request that the substantial and verifiable environmental impact of higher buildings be
taken into consideration by DLR County Council.
- We request that the higher costs of taller buildings, and hence unafforability for many
people, be taken into consideration by DLR County Council.

13

Public Open Space – Clarification Needed

In the draft County Development Plan, Table 9.1 the Hierarchy of Public Open Spaces is set
out clearly. The types of public open space are described ranging from greenways through
regional parks, to civic spaces. This appears clear. However, the terms ‘public open space’
and ‘open space’ are used interchangeably throughout 9.2. and this is confusing. Is ‘public
open space’ the same thing as ‘open space’? A major challenge arises from this lack of clarity
for local communities, when evaluating development proposals where the interpretation of
“Open Space” by developers may not be in the spirit intended in the CDP. The overall public
interest is not served by the current confusion, and needs to be addressed
11

In summary: There needs to be clarity in relation to the usage of the terms “Open Space” and
“Public Open Space” throughout the CDP.

14

INST Zoning

In Section 13, so as to clearly protect existing institutional lands, the designation INST should
be recognized in Table 13.1.1 as a standalone Development Plan Zoning objective, and be
provided with its own clearly defined Zoning Objective, which should be to “Protect and / or
Provide for institutional use” with clearly outlined “permitted in principle” and “open for
consideration” purposes.
In summary: The designation INST should be recognized in Table 13.1.1 as a standalone
Development Plan Zoning objective, and be provided with its own clearly defined Zoning
Objective.

15

Public Open Space Percentage - INST

Chapter 12 of the CDP (Section 12.3.8.11) notes a requirement for a minimum of 20% of
INST lands put aside for public open spaces. This is obviously a typo and should be
corrected to read 25%, as per Table 12.8 (Section 12.8.3.1).
In summary: Correct the typo - “20%” should be “25%” in Section 12.3.8.11

16 Clarify Method of Determining Density - Student
Accommodation
Developers have been frequently using the non-legal term “clusters” to denote 1 unit in SHD
planning applications regarding student accommodation, e.g. Our Lady’s Grove, Vector
Motors. In these applications the developer uses the term “Cluster” to refer to the number of
bedrooms using one kitchen/living area, e.g. 8 or 12 bedspaces etc. However An Bord
Pleanála uses the definition of 1 unit = 2 bedspaces when determining SHD application fees.
12

In the recent CEO Report in relation to the SHD for student accommodation on the Our
Lady’s Grove site, the Senior Planner uses yet another method to determine density. This
time based on a starting point of 4 people = a 2 bed unit. The CDP should definitively outline
how density is determined with regard to student accommodation, as the situation at present
is far from clear. The Draft CDP does not do this.
In summary: We request that the method to determine the density for student accommodation
developments be made clear in the new CDP.

17 SLO Edit - Dublin Eastern Bypass Reservation Corridor
Permeability Suggestion
We request that provision be made at the Council-owned Mount Anville Road Allotments
site (Eastern Bypass Reservation Corridor), to accommodate a pedestrian/cyclist connection
that would link Goatstown Close, Heidelberg and Knockabro. This would link Goatstown
Road to Roebuck Road and Mount Anville Road. There would be many advantages in
allowing permeability in this location, not least by bypassing the hostile environment of the
Goatstown crossroads.
We note SLO 4 references the Dublin Eastern Bypass reservation corridor, part of which
includes this allotments site. We wish to state that we agree with the objectives outlined in
this SLO, and wish to see this corridor preserved. However we believe that reference to
pedestrian/cyclist permeability should also be included.
Potential additional text underlined:
“SLO 4: To promote potential additional future uses of the Dublin Eastern Bypass
reservation corridor, including a greenway/cycleway, a pedestrian walkway,
pedestrian/cyclist permeability to adjoining areas, biodiversity projects, recreational
opportunities - inclusive of playing pitches - and public transport provision such as Bus
Rapid Transit services, pending a decision from Transport Infrastructure Ireland/Central
Government in relation to the future status of the Bypass. Any potential additional future
short-term uses of the reservation corridor will be subject to a joint feasibility study to be
undertaken by TII and the NTA.”
In summary: Edit the text of SLO 4 to include “pedestrian/cyclist permeability to adjoining
areas”, in order to allow for permeability via the Council-owned allotments site on Mount
Anville Road.
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Potential Permeability Gains

Permeability is vital to the promotion of safe active travel. There are a few areas within the
greater Goatstown area that could be improved by facilitating pedestrian and cyclist
permeability. With that in mind we would like to highlight two places where future gains in
permeability could be made.
Dundrum Road to Churchtown Road Upper - Under Dundrum Luas Bridge
All steps to make Dundrum Road more hospitable to people walking and cycling are
welcome. We wish to highlight the possibility of including a permeability route under the
Dundrum Luas Bridge. From Joe Daly Cycles, under the Dundrum Luas bridge and
connecting to the Luas steps, at Churchtown Road Upper.
Any development on the site adjacent to Joe Daly’s cycles should include a publicly
accessible pedestrian link at this site.
Old Irish Glass Bottle Site – Goatstown Road
This site has been recently bought by The Department of Education for the location of two
new schools. We wish to highlight the importance of opening permeability routes through
this site. The recently withdrawn planning application for temporary school buildings on this
site included pedestrian/cyclist access points from the northern side of the site only (Farmhill
Road and Mount Carmel Road), in addition to the main vehicular entrance on the eastern side
(Goatstown Road). In any development of this site, pedestrian access should also be provided
on the southern side of the site. We request the Council investigate all options to provide for
this.

In summary: Improve permeability in the greater area by
1. Recognising and highlighting the possibility of improving pedestrian permeability under
the Dundrum Luas Bridge, linking Dundrum Road with Churchtown Road Upper via a
“shortcut” beside Joe Daly Cycles.
2. Ensure correct pedestrian/cyclist permeability on the Irish Glass Bottle Site on Goatstown
Road by creating access points on the southern side of the site, as well as the northern, as part
of development of this site.
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Central Mental Hospital Site
19

SLO - Elderly Housing

We request that an SLO be placed on the Central Mental Hospital site to specify that purposebuilt elderly accommodation such as an Assisted Living Accommodation development be
included in the development of the site.
This unique state-owned site set within a well-served suburban setting would make an ideal
location for much needed purpose-built elderly accommodation. We strongly urge the
Council to play their part in achieving this.
Government policy also concords with this aim, as can be clearly seen in "Housing Options
for Our Ageing Population” – Government Policy Statement 2019. This Policy Statement
references the Housing Agency’s report entitled Housing for Older People: Thinking Ahead.
This research was commissioned to identify the important issues associated with housing for
older people such as the current and future requirements of our older population and the
models of housing/housing with care to best suit these needs. The most important concept
emphasised in this report is:
“the preference of the people concerned to ‘age in place’ and that if more ‘age
appropriate’ housing was available within the persons existing community they may
be more inclined to rightsize or could avoid unnecessarily moving to residential
care..”
This research concludes that, in the context of an ageing population, the Irish housing and
healthcare systems seem mainly to cater for the first two and last two options regarding
elderly accommodation: staying at home, with or without adaptation and at the other end,
nursing home or hospital. It identifies that options need to be considered for the alternatives
in between, to allow people in these categories to continue to live in their communities and
prevent an unnecessary transition to a care facility. It is evident that the Central Mental
Hospital site, with its well-served location, state ownership, and setting within an established
suburban community would be an ideal location for the development of housing options that
would cater to this middle stage, i.e. Right-sized homes, Assisted Living Accommodation etc.
The location of purpose-built elderly housing on this site would also perfectly concord with
the aims of the Draft CDP, as evidenced in multiple locations through the Plan, see below:
•

Draft CDP 2022-2028, Section 12.3.9.1 (p.246) Age Friendly Housing
“Having regard to the current and future demographic conditions and the ageing
demographic of the County, it is an objective of the of DLR to promote an age
15

•

•

•
•

friendly approach by ensuring that both existing and proposed residential
developments are future proofed for an ageing population. In accordance with the
principles of the Policy Statement ‘Housing Options for Our Ageing Population’
2019, the Planning Authority will advocate age-friendly thinking with respect to
new developments in the County in particular at pre-planning stage. Developers
should consider an Age-friendly approach, with facilities and materials inclusive
of an age-friendly community/society in line with the above guidelines.”
Draft CDP 2022-2028, Section 4.3.2.2 (p.87) Policy Objective PHP26: Housing
Mix
“Housing mix in any new development should also have regard to the provisions
of ‘Housing Options for Our Ageing Population, Policy Statement’, (2019) and
seek to provide suitable accommodation for older people.”
Draft CDP 2022-2028, Section 4.3.2.5 (p.89) Policy Objective PHP29, and the
emphasis on housing options for older people and people with disabilities,
including the provision of specific purpose-built accommodation, assisted living
units and lifetime housing, and adaptation of existing properties, promotion of
‘aging in place’ opportunities for ‘downsizing’ or ‘right sizing’ within their
community.
“The Council will place a strong emphasis on developments that will encourage
the older population the County to downsize, while being also afforded the
opportunity to live in their community.”
In sections 2.3.2.5 and 12.3.9.1 there is a welcome emphasis on ‘age friendly
housing’.
We note the provisions in Chapter 12 Development Management 12.3.3.1. that a
planning application in its site and/or floor plans must ‘clearly identify proposed
units that:
◦ Are designed and located having regard to the needs of older people
and/or persons with a disability.
◦ A statement outlining how the scheme has been designed for the needs of
older people/ or persons with a disability and or lifetime homes’

In summary:
We request that an SLO be placed on the Central Mental Hospital site to specify that purposebuilt elderly accommodation such as an Assisted Living Accommodation development be
included in the development of this site.
e.g. “Development of the Central Mental Hospital site to include purpose-built elderly
accommodation”

16
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SLO - Biodiversity

In May 2019 the government declared a biodiversity emergency. We note the Draft CDP has
many references to the promotion and protection of biodiversity. We wish to draw attention
to the Central Mental Hospital site in this regard.
This site has been an undeveloped site for many years. As such it is a relatively unique
suburban site containing pockets of rich biodiverse areas. As well as a large insect
population, many wild animals and birds have been seen or heard in, or on the periphery of,
the site by adjoining residents - badgers, hedgehogs, bats, foxes, squirrels, frogs, many birds,
including over-wintering Curlews, and most recently Red Kite, earlier this month. A list of
confirmed bird sightings (58 species) on this site over the last few decades can be found in
Appendix 1. 8 species recorded are of High Conservation Concern, 14 species are of
Medium Conservation Concern. This richness of biodiversity should be given the most
serious consideration during planning and construction, and be protected as much as possible.
We ask that pesticides not be used during the clearing of this site prior to construction.
Pesticides are now not routinely used by Dún Laoghaire-Rathdown County Council in public
areas, and we believe this is a precedent that should also be extended to the clearance and
maintenance of this state-owned site.
We also request that as much area as possible is left "wild" - areas that are not crucial to the
footprint of the buildings and recreational areas. This would allow established areas of
bramble, ivy, dandelions, and other crucial bird and insect supporting plants etc. to remain as
is, in order to continue supporting local insect and bird life.
Any new areas of planting should use native and other insect and bird friendly plants, and be
planned with an emphasis on keeping the external environment as bird and insect friendly as
possible.
We would also welcome the placement of bat and bird (house martin, swift, garden birds etc.)
boxes on buildings as well as on trees.
In summary: We request that an SLO be placed on the CMH site as follows:
e.g. “To recognise the unique suburban natural environment and associated biodiversity”

21

Additional Vehicular Links

We also note this sentence in Section 7, Policy Objective RET4 :
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“In the case of the redevelopment of the Central Mental Hospital site, this will likely
necessitate the provision of additional vehicular links to the existing road network as
well as integration into the surrounding pedestrian and cycle networks. “
We strongly disagree with this statement. There is no necessity to add additional vehicular
links to the existing road network to accommodate the development of this site. Indeed the
Land Development Agency itself has stated that there will be a max of c430 spaces in the
planned development (on a similar scale to that of Fernbank, Trimbleston, Mount St Annes,
Wyckham, Marmalade Lane and other similar developments with only one vehicle access).
In addition, the LDA has indicated that the existing site has c300 spaces, and it is adequately
serviced by one (high security gated) entrance. The statement that the redevelopment will
likely necessitate the provision of additional vehicular links should be removed.
We do agree with the statement that the redevelopment of the site will likely necessitate
integration into the surrounding pedestrian and cycle networks, and we welcome pedestrian
and cycle permeability between the site and the surrounding neighbourhoods.
In summary: We request the removal of the sentence relating to the provision of additional
vehicular links in Section 7, Policy Objective RET4

22

Specific Housing Guidelines

There are very few references to the Central Mental Hospital site in the Draft CDP. This is
surprising, given the Land Development Agency’s proposal to construct 1,300 units on the
site. The delivery of a new development at such a scale is effectively the delivery of a small
town (the equivalent of Cahir in Co. Tipperary, as per CSO 2016 Census statistics), to be set
within an existing residential suburban area. This is an incredible scale of development
within the midst of a number of well established neighbourhood communities, already
struggling with their own infrastructure deficits. Please refer to the letter of 24th February
2021 written by the Residents’ Associations surrounding the site to An Taoiseach, and the
letter written by all 7 Dundrum Councillors to the Land Development Agency on 28th
February 2021 (both included in Appendix 2).
Chapter 7 of the CDP Section 7, Policy Objective RET4, (p.145), contains the most
information regarding the Central Mental Hospital Site, stating that:
“The Council is cognisant of the important role that the site plays in the area and the
potentially unique opportunity that it provides to contribute to both community
infrastructure and quality housing provision.”
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The CDP then goes on to mention, in general terms, the potential to achieve additional
community infrastructure, and the utilisation of historic structures.
Given the scale of the proposed development, the impact that it will have on our wider
County, and in the absence of a Dundrum Local Area Plan, we believe there should be much
more specific guidelines regarding the Council’s view of the type of housing that should be
planned for this site. This is a unique opportunity to create a sustainable urban village
environment, one which cannot be squandered, and the aims and vision of the CDP should be
specifically reflected in guidelines around the development of this site.
In summary: In the absence of a Dundrum LAP, and with the imminent development by the
state of the unique large suburban Central Mental Hospital site, the aims and vision of the
CDP should be specifically reflected in guidelines around the development of this site.

23

Sustainable Neighbourhood Infrastructure

Section 4.2.1.2 of the CDP refers to Policy Objective PHP3: Planning for Sustainable
Communities, stating that;
“As DLR grows and develops, it is considered reasonable that the developers or
promoters of major residential or mixed-use schemes in new residential communities
ensure that there is adequate provision for supporting sustainable neighbourhood
infrastructure, be it in the form of site reservation or provision of facilities that will
facilitate education, sports, recreation, community and any other required supporting
infrastructure - commensurate with the needs of emerging communities. Specific
requirements for sustainable neighbourhood infrastructure in new residential
communities will primarily be incorporated into Local Area Plans. Sustainable
neighbourhood infrastructure in new residential communities will also be addressed
through the development management process and may involve provision of a facility
or land and/or a special contribution under Section 48 (refer also to Chapter 12
Development Management’, Section 12.3.2.2)”
The Central Mental Hospital site is a prime opportunity for the development of sustainable
neighbourhood infrastructure. In the absence of a Dundrum LAP, the CDP should be updated
to include specific reference to the Central Mental Hospital site in this section, so as to ensure
that the opportunity is not squandered.
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In summary: We request that specific reference to the Central Mental Hospital site be made
in Section 4.2.1.2, in order to ensure the development of appropriate sustainable
neighbourhood infrastructure on this site.

24 Sustainable Communities - Protection of existing residential
amenities
Chapter 4 of the CDP (Section 4.3.1.1) encourages higher residential densities provided that
proposals provide for high quality design and ensure a balance between the protection of
existing residential amenities and the established character of the surrounding area, with the
need to provide for high quality sustainable residential development.
The Central Mental Hospital Site is a prime example of where this balance should be struck,
specifically in relation to the following:
•
•
•
•

Ensuring that new development does not exacerbate problems already being
experienced by existing communities (e.g. rat running / dangerous traffic routes)
Appropriate set backs at site perimeters, and maximum heights appropriate to the
nature of the surrounding neighbourhoods
siting of open areas in new developments so as to compliment and maximise
existing open areas
Selection of housing types (e.g. downsizers) so as to compliment the housing
stock in the surrounding existing neighbourhoods

The CDP should be updated to specifically refer to the Central Mental Hospital Site in this
section, and the above areas should be called out.
In summary: We request that Section 4.3.1.1 should be updated to specifically refer to the
Central Mental Hospital Site, with the above points included in order to ensure a balance
between the protection of existing residential amenities and the development of the site.
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Ownership

Chapter 7 of the CDP (page 145) states that the Central Mental Hospital Site falls under the
ownership of the Land Development Agency. We understand that the OPW owns the site.
The CDP should be updated to reflect the actual ownership status.
In summary: Chapter 7 should be updated to reflect the actual ownership status of the Central
Mental Hospital site. The OPW owns the site.
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District Heating

Chapter 12 of the CDP (Section 12.2.5) notes the importance of ensuring future-proofing of
large scale developments for District heating systems pending development of a policy on
district heating, on foot of the 2019 Climate Action Plan. Given the scale of the Central
Mental Hospital site, and the position of the Land Development Agency as a state backed
Developer, it presents a prime opportunity for the implementation of a District Central
Heating Site. The Central Mental Hospital Site should be specifically mentioned in Section
12.2.5 as an ideal opportunity for the implementation of a District Central Heating Site, lest
the opportunity be squandered.
In summary: The Central Mental Hospital Site should be specifically mentioned in Section
12.2.5 as an ideal opportunity for the implementation of a District Central Heating Sitea
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Appendix 1
Confirmed Bird Sightings on the Central Mental Hospital site, 1975-2020
Record taken by a resident on Friarsland Road

Brent Goose (amber)
Greylag Goose (amber)
Mute Swan (amber)
Mallard (amber)
Grey Heron
Little Egret
Sparrowhawk
Red Kite (red)
Oystercatcher (red)
Lapwing (red)
Curlew (red)
Snipe (red)
Black-headed Gull
Mediterranean Gull (amber)
Common Gull (amber)
Great Black-backed Gull
Herring Gull
Lesser Black-backed Gull (amber)
Rock Dove/Feral Pigeon
Wood Pigeon
Swift
Kestrel (red)
Peregrine
Magpie
Jackdaw
Rook
Hooded Crow
Raven
Coal Tit

Blue Tit
Great Tit
Swallow (amber)
House Martin (amber)
Long-tailed Tit
Willow Warbler (amber)
Chiffchaff
Blackcap
Goldcrest
Wren
Starling (amber)
Blackbird
Fieldfare
Redwing (red)
Song Thrush
Mistle Thrush
Robin
House Sparrow (amber)
Dunnock
Grey Wagtail (red)
Pied Wagtail
Chaffinch
Brambling
Bullfinch
Greenfinch (amber)
Linnet (amber)
Redpoll
Goldfinch
Siskin

(red) - Red-list species (high conservation concern)
(amber) - Amber-list species (medium conservation concern)
Ref. Birds of Conservation Concern in Ireland 2020-2036, BirdWatch Ireland and RSPB
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Appendix 2
Letter from local Residents’ Associations to An Taoiseach, re. LDA’s approach to the
development of the Central Mental Hospital site, 24th February.
An Taoiseach,
Government Buildings,
Merrion Street Upper,
Dublin 2.
24th February 2021
Re. Proposed Development on the Central Mental Hospital Site
Dear Taoiseach,
We write to you on behalf of a collection of Residents’ Associations (RAs) detailed below. Between us, we
represent c1410 households (c3,880 residents) and border the entire Central Mental Hospital Site, on which
there is a significant development proposal under consideration by the Land Development Agency (LDA).
There is a very real and widespread concern amongst the residents we represent that the LDA is pursuing a very
deliberate agenda and that it is not having any regard to our legitimate concerns.
We acknowledge that this significant site will be developed; indeed we understand the wider societal need for
housing, and appreciate the attractiveness of the site as a location. In addition, we wish to set out the fact that
our RAs want to work collaboratively and constructively with the LDA in finalising plans for the Central Mental
Hospital (CMH) site; we strongly believe that this will result in the best outcome for all parties.
Each of our Associations is at various stages of engagement directly with the LDA, as each RA has specific
concerns in relation to the current proposals (some of which are included in Appendix 3). However, there are
several concerns emerging in relation to the current proposal which are common to all Ras:
● Height: In the context of the site’s location in a suburban setting (not an urban setting as claimed by LDA)
14 storey structures are considered to be inappropriate by all RAs (see visuals in Appendix 3); It is our
contention that 5/6 stories mid development and 2/3 stories at perimeter is the limit to what might be regarded
as an appropriate height given the two-storey height of all neighbouring housing.
● Density: The surrounding suburban area has already seen over 1,400 units delivered (or in the process of
being delivered (see Appendix 2). We believe it not feasible to construct an additional 1,300 units without
significant infrastructure upgrades for the area. It is our view, particularly given the scale of developments in
the area since 2018, that a development of 600-800 units would be more sustainable and appropriate as well as
being consistent with the LDA’s recent Shanganagh site.
● Access / Traf fic: The area, with the already significant existing traffic volumes, busy roads and rat runs
through housing estates are even now dangerous for our families. Dundrum Road is a hostile environment for
Active Travel by pedestrians and cyclists, without the added pressure from the CMH development. We are
strongly opposed to any proposal that will exacerbate these current issues. A holistic solution is needed, rather
than something which will exacerbate an existing problem
● Demands on existing infrastructure: This development is the latest in a number of significant
developments planned for the area, adding 1,300 units to what has already been delivered in the last 2 / 3 years
(see Appendix 2). While there have been vague promises that additional bus capacity “will come”, it should
be noted that capacity on the existing Luas service has already been exceeded for a number of years.
Commuters simply cannot access trams at Dundrum and Windy Arbour during peak morning and evening
travel, and bus capacity is decreasing under the new BusConnects plan.
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In normal times, traffic is often at a standstill on Goatstown and Dundrum roads. There are significant waiting
lists for schools, GPs, the list goes on. Constructing a development of the scale proposed in advance of
addressing infrastructure deficits creates a legacy of problems that existing communities and DLR CoCo will
be left to deal with for years to come.
Of particular concern to many RAs is the manner in which the LDA is undertaking engagement. Based on the
LDA’s actions to date, the strong perception is that key decisions have already been made regarding the
development and we feel that we are being “railroaded” through a box ticking process masquerading as an
engagement exercise with the aim of producing something that works for the LDA, and not our communities.
This is not an acceptable or democratic way of conducting business by an agency of the State.
We urge you to take on board the real concerns of over 1410 households (c3,880 residents). We ask that you
contact the LDA and insist that they re-evaluate their approach to dealing with the RAs. We ask that the LDA
re-engage with each RA in a solution-based manner to produce a development that assists in solving existing
issues, rather than creating new ones. And if that requires significant amendments to design / development
scale / access, or an increase in scope to address existing issues then so be it.
For our part, the RAs below will continue to endeavour to work collaboratively with the LDA to assist in
developing solutions to challenges to ensure that the proposed Development works not only for the LDA, but
also for our members, and our communities.
We await a timely response to this reasonable ask.
Yours sincerely,
Annaville/Dundrum Road RA, Roebuck RA, Mulvey Park RA, Frankfort Park RA, Rosemount RA, Highfield
& Westbrook RA, Taney RA
cc
Minister Darragh O’Brien T.D., Minister Catherine Martin T.D., Minister Josepha Madigan T.D., Neale Richmond T.D.
Cllr. Jim O' Leary, Cllr. Anna Grainger, Cllr. Anne Colgan, Cllr. Shay Brennan, Cllr. Daniel Dunne, Cllr. Sean McLoughlin,
Cllr.
Peter O' Brien
John Moran, Chairman, LDA, Barry Chambers, Project Lead, LDA, Philomena Poole, Chief Executive, DLR CoCo,
Catherine
Keenan, Director of Housing, DLR CoCo, Robert Burns, Director of Infrastructure and Climate Change, DLR CoCo
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To view the full appendices from the Residents’ Associations’ letter to An Taoiseach, click
here.
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Letter from all Dundrum Councillors to the Land Development Agency, Feb 28th 2021
Barry Chambers,
Project Lead – Dundrum Central,
Land Development Agency,
Ashford House,
D02 VX67
February 28th,
2021
Dear Barry
The development of the Dundrum Central Mental Hospital (CMH) is hugely important to both
the future vitality of the surrounding area but also in terms of its immediate impact on the
local community. We are mindful of the housing and homelessness crisis and welcome the
prospect of the necessary provision of social and affordable homes. However, as the locally
elected representatives for Dundrum we have prepared a joint submission to emphasise our
collective concerns with some of the current proposals.
Density
The proposed net density of upwards of circa 150 units per hectare is far in excess of the 35
to 50 units per hectare that is allowed on INST designated lands under Policy Res 5 in the
current DLR County Development Plan (CDP). We acknowledge that the plan does allow
consideration for increased densities on suitable sites but a density 3 times the general
benchmark is unwarranted. The proposed density is also approximately twice that of the
Shanganagh Castle development, the other main site where the Land Development Agency
(LDA) is in the process of delivering homes; there the planned density is only circa 75 units
per Hectare.
Additionally, the proposed density on such a large site amounts to an excessive amount of
development concentrated within one community. The proposal to provide 1,300 units is
excessive for the surrounding infrastructure, in particular the transport network.
Height
We welcome the principle articulated by the LDA of staggering height at the boundary to a
higher level in the centre. However, the proposal for two 14 storey blocks in the centre and a
12 storey block in the ‘Farm’ quadrant, is completely out of keeping with the surrounding
environment. Blocks of this height have no precedence in this part of Dundrum or the wider
surrounding area and will look completely out of place on the skyline.
The Current CDP allows for heights of up to 6 storeys on sites such
Planning Authorities and An Bord Pleanala are required to have
Planning Guidelines and any Specific Planning Requirements of the
new developments granted permission in the Dundrum, Ballinteer,
and Wyckham areas have not exceeded 9 storeys.

as the CMH and while
regard to Section 28
Guidelines, heights on
Goatstown, Kilmacud,

Preservation of Existing Residential Amenity
Section 4.3.1.1 Policy Objective PHP18 of the current CDP requires that there must be a
balance between the protection of existing residential amenities and the established
character of the surrounding area. Section 4.3.1.2 Policy Objective PHP19 requires that
development must have due regard to the amenities of existing established residential
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neighbourhoods and should respect or complement the established dwelling type and
character of the area. Chapter 12 of the CDP deals with privacy, the relationship of buildings
to one another, including consideration of overlooking, sunlight/daylight standards and the
appropriate use of screening devices. The LDA should also be mindful of Policy Objective
PHP20: Protection of Existing Residential Amenity in the new Draft 2022 2028 County
Development Plan.
Therefore, the LDA needs to ensure that there is a proper transition from the low-density
single storey/two storey homes surrounding the CMH to the higher density and higher height
proposed on the site. In that context the proposed building heights bordering existing
residential communities should be reduced, should adopt a setback design, and have a
more substantial transition zone.
Pressure on Transport Infrastructure
We have general concerns around the ability for the local transport infrastructure to cope
with the additional demand. The Dundrum Road and the Goatstown Road, as main routes
connecting the city to both the M50 and population of the Dublin mountains, will experience
further congestion from increased usage. We acknowledge that the CMH development will
only contribute a maximum of 430 additional vehicles, however it should be noted that this is
a further incremental increase on top of additional traffic being contributed by multiple other
ongoing developments also relying on these routes. There is also a lack of available space on
many sections of Dundrum Road to provide for safe cycling infrastructure.
While we note the proposed number of car parking spaces, it must be strongly recognised
that the main alternative to car usage in the area, the LUAS Green Line, is already
experiencing dangerous overcrowding. The ongoing measures to increase capacity on this
service will somewhat alleviate current demand. Unfortunately, these measures do not take
account of the additional development that is planned along the line. Cherrywood, Clay
Farm, Marmalade Lane, Green Acres and others will bring well over 10,000 additional
households onto the Line. As these developments are all upline from the CMH development,
the LUAS will not be a viable commuting option for the dwellers of these new
accommodation units.
A full transport infrastructure assessment must be carried out and reference made to the
forthcoming Dundrum Area Based Transport Assessment (ABTA). In addition, liaising with
the Department of Transport and the NTA is highly recommended, particularly in relation to
the decision to delay the Green Line Metro Upgrade for another decade, we would be very
keen to receive comments on the above issues.
Access
We recognise the need for permeability through the CMH site, and acknowledge the
challenges involved, however we share the concerns of residents about the negative impact
of a new motor vehicular entrance on the amenity value of existing homes. We understand
that no more than 430 car spaces are being considered, which is similar to the number of car
spaces at Mount St Anne’s which only uses one entrance onto the Milltown Road.
We urge the LDA to share with residents the access options they have explored already, and
to engage proactively with them in a joint exploration of the exit/entrance possibilities,
together with feasibility analysis of these options, with a view to finding a measure of
consensus.
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Notwithstanding the outcome of the above considerations, any additional entrance must only
be one way for motor vehicles and must not be used at all by construction traffic.
Open Space
We welcome the amount and quality of public open space proposed and we expect that in
the final masterplan these levels are maintained.
Community Gain
We welcome the proposal for a Community Centre and expect any integration of/or
connectivity between the CMH lands and the adjoining residential area should include the
development of enhanced sporting facilities/infrastructure for existing and future residents.
The provision of community facilities should also consider the recommendations for this area
contained in the recent Dundrum Community Cultural and Civic Action Plan.
We also welcome the opportunity the Hospital Building presents for innovative communitybased usage.
Downsizing Opportunities
The wider Dundrum area has an aging population but very few options for older people to
downsize to suitable properties in an area they are familiar with. This development offers the
opportunity, maybe in the ‘Farm’ quadrant, to meet this demand. A suitable portion of the
development should be set aside for homes specifically designed for older people, as this in
turn will increase the supply of family homes in the area.
Respect for the County Development Plan
The current CDP is one that has been drawn up by local Councillors with the support of
professional planners in DLR. It represents the democratic wishes of the local community
and outlines the nature of the environment that we wish to reside in. It allows for increased
densities and heights and meets the requirements for facilitating population growth as
demanded through the regional guidelines. We acknowledge the requirement to align with
national planning guidelines and the need to address housing and affordability issues. While
this site may support heights greater than six storeys and densities higher than 50 units per
hectare it must not be developed without due respect to the surrounding neighbourhoods.
We are confident that a development with reduced density and building heights to those
proposed can successfully respect the existing community and built environment while
making a significant contribution to housing needs, affordability, and the increased vitality of
this part of Dundrum.
We expect you will take on board the concerns we have outlined above and the many
submissions you have received from the wider community. We look forward to further
engagements with you prior to the finalisation of the Masterplan.
Regards
______________________
Cllr. Shay Brennan

________________________
Cllr. Sean McLoughlin

______________________
Cllr. Anne Colgan

________________________
Cllr. Peter O’Brien
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______________________
Cllr Daniel Dunne

________________________
Cllr Jim O’Leary

______________________

Cllr. Anna Grainger
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