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1 Introduction  

On behalf of the applicant, MacCabe Durney Barnes, this is a response to an Opinion issued by  
An Bord Pleanála (20/12/2019) under the Planning and Development (Housing) and Residential 
Tenancies Act, 2016, as amended in relation to a pre application submission and tripartite 
meeting concerning a proposed strategic housing development on lands at Stocking Lane, 
Ballyboden, Dublin 16. 

 
In summary, the proposed development consists of 131 no. residential units, a creche, a shop, 
landscaping, parking and associated site development works. The development is fully described 
in the Planning Report and Statement of Consistency that accompanies this application. 

2 Response to Opinion  

The response addresses the issues raised in the same order as the opinion.  

2.1 Architectural Response to the Context of the Site 

The Opinion stated the following as the first point. The bold is our emphasis as it relates to the 
key points and the responses thereto.  
 
“Further consideration and/or justification of the documents as they relate to design strategy for 
the site. In this regard, the prospective applicant should satisfy themselves that the design 
strategy for the site is the optimal architectural solution for this site. In this regard further 
consideration is required for the design and configuration of the layout particularly in respect of: 
 
a) The creation of strong urban edges along Stocking Lane. 
b) Justification for the provision of open space at the north-western section of the site if this 

strategy is to be pursued. 
c) Further consideration is required for an improved design approach that addresses a sense of 

enclosure along the west-east Boulevard. This may involve reducing the separation distances 
between the front elevations of the houses along the street or increasing the height of the 
units.  

d) Further consideration is required for the elevational design and materials which respect the 
receiving environment and the orientation and location of blocks and houses as they 
address internal roads within the scheme. Further consideration of these issues may require 
an amendment to the documents and/ or design proposals submitted.” 
Further consideration of these issues may require an amendment to the documents and/ or 
design proposals submitted. 
 

2.1.1 Applicant should satisfy themselves that the design strategy for the site is the optimal 

architectural solution 

The design strategy for the site as set out in the Concept Plan and Design Criteria Statement 
has been dictated by the following: 

 
▪ the shape of the site  
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▪ the constraint of the Irish Water pipe layout that traverses the site precluding any 
development along the route and effectively splits the development areas north and 
south of the pipe 

▪ regard to the existing residential development east, north and south of the application 
site  

▪ the sylvan nature of Stocking Lane in the vicinity of the site: and 
▪ the desire to create appropriate connections within the area, 

The optimal architectural solution as provided in the Concept Plan and Design Criteria 
Statement to the above provides in summary: 

 
▪ high-quality building design providing residential homes in apartments, duplexes and 

houses overlooking well designed open space  
▪ an appropriate density of housing with retail and community use enhancing the  

residential amenity of the new residents and existing residents in the area 
▪ retention of the mature trees on the site boundaries and the sylvan character of 

Stocking Lane at the application site 
▪ provision of open space, play areas and new landscaping incorporating biodiversity 

measures 
▪ good connections to the surrounding area having regard to the stated requirements of 

the County Council.  
 

Specific considerations  
The Opinion sought consideration for the design and configuration of the layout particularly in 
respect of four items (a) to (d). The applicant has reviewed the design strategy pursuant to the 
Opinion of the Board and the revisions are addressed below in the order raised in the opinion.  
 

2.1.2 (a) The creation of strong urban edges along Stocking Lane. 

Point (a) raised by the Board was also raised in the tripartite meeting by the Inspector. This point 
is read with the introduction that the prospective applicant should satisfy themselves that the 
design strategy for the site is the optimal architectural solution for this site. This point is also 
inter-connected to point (b) “Justification for the provision of open space at the north-western 
section of the site if this strategy is to be pursued” and there is degree of repetition between the 
points (a) and (b). 
 
Stocking Lane is located to the west of the application site and a new entrance is proposed to 
access the proposed development.  The open space had been designed and presented in the 
pre- application meeting in the northwest corner of the site fronting Stocking Lane in order to 
retain the mature trees, to provide an open space accessible to the new development on the 
opposite side of Stocking Lane and in response to feedback from the Planning Authority at the 
s247 meetings. 
 
As the open space was located in the north west, no development was designed along the 
norther section of Stocking Lane at the pre application stage. Subsequent to the opinion of the 
Board and the view of the Board at the tripartite meeting, the applicants have redesigned the 
north west section of the site fronting Stocking Lane with an urban edge frontage and 
consequently have relocated the main open space more centrally within the scheme.   
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The Stocking Lane frontage that was designed along the south western part of the site and not 
raised as an issue in the Opinion, has now been continued to the north western frontage 
resulting in the “creation of strong urban edges along Stocking Lane”. Stocking Lane as 
recognised in the pre-application meeting with An Bord Pleanála, has a rural feel despite the 
proximity to Rathfarnham and the M50. The historical development of the built form in this area 
established housing estates and individual houses behind the tree lines/hedges of  Stocking Lane 
rather than fronting it. The area has changed with the development of the large housing 
development permitted by the Board  at Scholarstown Wood to the north west of the 
application site, creating a suburban edge onto Stocking Lane. 
 
Opposite the application site is the Ballyboden Waterworks which is set back from Stocking Lane 
presenting as an open space fronting the road. Having regard to the established character of 
Stocking Lane and the new development to the north west, the designed urban edge as sought 
in the Opinion, is gently staggered to ensure the protection of as many trees as possible as 
required by the Planning Authority and to integrate with the new development. There is no 
building line along Stocking Lane in the vicinity of the application site and therefore the road 
frontage has been designed around the established tree protection root zones, retaining the 
sylvan character of this part of the area.  
 

2.1.3 (b) Justification for the provision of open space at the north-western section of the site if this 

strategy is to be pursued 

 
The open space to the north west is not being pursued in order to achieve the creation of strong 
urban edges along Stocking Lane as required by the Board in point 1(a). Please see section 2.1.2 
above. The landscaping strategy accompanies the application.  
 

2.1.4 (c) Further consideration is required for an improved design approach that addresses a sense of 

enclosure along the west-east Boulevard. This may involve reducing the separation distances 

between the front elevations of the houses along the street or increasing the height of the units.  

 
The key constraint on the site is the location of the Irish Water pipe that traverses the site in 
along an east-west route. As provided in the planning report, the constraint of the 600 mm Irish 
Water pipe c.4 metres underground is critical to the Ballyboden reservoir operation as it acts as 
an emergency overflow pipe and leads to the Owendoher River. Following consultation with 
Irish Water, it would not be possible to move the pipe and a separation distance has to be 
achieved free from any development for c 10 m.  
 
The building lines has been brought forward c 4 m to c 24 m separation since the pre application 
stage and extensive planting provided along the route. It may be noted that the housing is 
located on a short stretch of the spine road, where detailed consideration has been given to the 
planting of trees and the staggering of parking in order to provide enclosure. The vista of the 
spine road also terminates in an open space area further enclosing this aspect of the 
development.  
 

2.1.5 (d) Further consideration is required for the elevational design and materials which respect the 

receiving environment and the orientation and location of blocks and houses as they address 
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internal roads within the scheme. Further consideration of these issues may require an 

amendment to the documents and/ or design proposals submitted. 

 
There are  two elements to part (d)  

• elevational design and materials which respect to the receiving environment, and 

• the orientation and location of blocks and houses as they address internal roads within 
the scheme 

Elevational design and materials which respect the receiving environment 
 
The elevational design of the proposed scheme incorporates two, three and four storey 
buildings. The elevational designs can be broken into three main designs, houses, duplex and 
apartment blocks. 
 
The approach to the houses is that of modern two storey buildings, capable of adaptation and 
incorporating different house types to provide distinctiveness within the scheme as illustrated 
in the Concept Plan and Design Criteria Statement. The scheme is broken up into character areas 
where materials form a component of each character area.  
 
Materials on the houses include brick and cut Wicklow granite along with random granite, metal 
and concrete cills and roof tiles which are materials used widely in this receiving environment in 
south Dublin.  The window and roof treatment reflect development in the surrounding estates. 
There are limited sections of panels of plaster on the elevations. 
 
The duplex apartments incorporate the above but introduce pre patinated green copper to the 
roof between the blocks. This used in a limited way, provide visual breaks on what could 
otherwise be a monotonous frontage.  
 
The larger apartment blocks are essentially 360-degree buildings where careful consideration 
has been given to each elevation. The introduction of curves into the design reduces the bulk 
and provides a contemporary distinction to the design in the receiving environment. The 
apartments include the above elements with glazed balconies, copper on roof overhang and 
copper covered aluminium to vertical second floor walls in Apartment buildings F, G and L. The 
bulk of the apartments are broken up with setbacks, varying fenestration and a gentle mono -
pitch capping the central section, reflecting the mountains to the south. The visual impact of the 
apartments is further reduced by varying colours of materials  and reference the new 
Scholarstown Wood development to the north west of Stocking Lane. The Design Criteria 
Statement fully describes the palette of materials.  
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Figure 1: View of Block F ( looking south) (CGI) 

 
 
 
 
 
Figure 2: View of proposed development from Stocking Lane looking east (CGI) 
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Plate 1: View of Scholarstown Wood to north west of application site on west side of Stocking 
Lane  

 

 
 
 
Orientation and location of blocks and houses as they address internal roads within the 
scheme 
 
The internal roads consist of a main east-west spine road or boulevard with an intersection 
running north-south. The short north-south axis is the secondary road within the scheme. The 
houses are oriented towards the boulevard. These have been amended at the corners to provide 
passive surveillance from two elevations. The layout has been amended at the north western 
part having regard to the points that were raised by the Planning authority at the tripartite 
meeting. The area to the south of the east west road, underwent a number of design iterations 
as a result of the requirement of the Planning Authority to have perimeter blocks on this larger 
part of the site (and was refused permission in the past for not providing perimeter block). The 
layout on the southern part of the site did not raise any issues for the Planning Authority at the 
tripartite meeting or in their submission to the Board.  Specifically, the layout below has been 
significantly amended as follows as annotated on the site layout: 
 

A. Introduction of an urban edge along the northern side of the proposed entrance along 
Stocking Lane consisting of an apartment/creche block L and a duplex block in addition 
to development on the southern side. The new entrance block fronts Stocking Lane, the 
spine road and the open space and has been designed to provide the creche close to the 
open space. The duplex block is adjacent to the north. This new built element along 
Stocking Lane has been designed to address in particular the east, west and south within 
a 360-degree context and point 1 of the opinion. 

B. Introduction of an L shape building (block A 1-3), providing overlooking of the main open 
space with private open space to rear and side and overlooking the spine road.  

C. An angled building block C fronting the spine road and overlooking the western open 
space area. The angle at the end of the boulevard reflects the route of the Irish Water 
pipe.  
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D. A similar L shape design to B above ( block a 17-19), of a house and two apartments 
located at the eastern end of the site with the house oriented to the east providing 
passive overlooking. 

E. Apartment block E overlooking open space and oriented on two roads.  

 
Figure 4: Layout addressing corners within the development per item 1(d) of Opinion 
  

  
 
 

2.2 Pedestrian/cycle links and legal consents 

“Further consideration and/or justification of the documents to satisfactorily indicate the 
provision of pedestrian/cycle links to the existing infrastructure along Stocking Lane to the 
north and south of the site and consideration of the legal consents required to achieve this. 
Further consideration of these issues may require an amendment to the documents and/ or 
design proposals submitted”. 
 
There are two parts to this section of the opinion. 
 

▪ pedestrian/cycle links to the existing infrastructure along Stocking Lane to the north 
and south of the site 

▪ legal consents required 
 

A 

C 

B D 

E 
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2.2.1 Pedestrian/cycle links to the existing infrastructure along Stocking Lane to the north and south 

of the site 

This consideration in the Opinion relates to links to existing infrastructure north and south of 
the site. In this regard, to the north of the site are two houses and to the south is Prospect Manor 
housing estate. At the Prospect Manor housing estate, there are bus stops on the eastern and 
western sides of Stocking Lane with a pedestrian crossing.  As the opinion refers to existing 
infrastructure, it appears that the Board is also requesting the applicant to relate to the cycle 
and pedestrian infrastructure that is located on the western side of Stocking Lane.  
 
The proposed development will accommodate a cycle and pedestrian route parallel to Stocking 
Lane  within the site.  
 
The present road layout at the application site at Stocking Lane is as follows. The western side 
of Stocking Lane (adjacent to Irish Water) has a bank with an elevated cycle path/footpath that 
is available from the Scholarstown Road junction to the north and Airfield estate to the south. 
Between the elevated path and the carraigeway is a low timber post and rail barrier and a 
grassed bank. 
 
Plate  2:  Stocking Lane looking north, application site on right, Irish Water on left 

 
 
Plate 3:  Stocking Lane looking north from a distance, Irish Water on left with railings, application 
site on right 
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Plate 4: Pedestrian crossing at Prospect estate and traffic lights, viewed from east 

      
 
 
The applicant has had ongoing discussions with South Dublin Co.Council regarding connecting 
to the cycle path and footpath on the opposite side of Stocking Lane. Several options were 
examined and the key considerations when creating an access to the pedestrian/cycle path are 
as follows; 
 

▪ large mature trees along the western side of Stocking Lane, 
▪ utilities along Stocking Lane: and 
▪ gradient of sloping bank. 

Throughout the process SDCC and the applicant wish to retain as many mature trees as possible. 
In this regard options of crossings which require several trees to be removed have been avoided. 
The proposed crossing to the north allows for the removal of one tree at and provision of a cycle 
link.  
 
The detailed layout is provided in drawing Ref. PR402491-ACM-01-00-DR-CE-10-0001 by Aecom 
and is addressed in the traffic and transport assessment also prepared by Aecom. 
 
In relation to improvement to the the pedestrian corssing to the south on Stocking Lane, the 
drawings in Figures 5 and 6 below illustrate the proposed works with the consent of  SDCC. 
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Figures 5 and 6: Extract from drawing Ref. PR402491-ACM-01-00-DR-CE-10-0001 illustrating 
connection to north and south of site  

           
 
 

2.2.2 Legal Consents 

The connections to the opposite side of the road from the application site are not within the 
ownership of the applicant. The footpath and cycleway are in the control and ownership and of 
South Dublin County Council. The options were provided to the roads and parks departments 
for their consideration. The Council preferred the option as proposed, as it involved the least 
impact on the mature trees along Stocking Lane. 
 
The red line has been extended with the consent of the Council to include the works and a letter 
of consent accompanies the application. 

2.3 Open Space  

“Further consideration and/or justification of the of the documents to satisfactorily indicate the 
provision of high-quality open space provision, in particular the location of kick-about areas 
and MUGA. Further consideration in the documents indicating the integration of surface water 
proposals which respect the nature and form of the proposal and support the integration of 
Surface Water Drainage Systems (SuDS). 
 
The response may be broken down to all the four elements raised in the opinion above in bold. 
 

▪ Provision of high-quality open space provision 
▪ Locations of kick about 
▪ MUGA 
▪ Integrations of surface water proposals which respect the nature and form of the 

proposal and integration of SuDS 
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2.3.1 Provision of high-quality open space   

The SDCC Development Plan Policy Hl2 relating to open space/children’s play is outlined in the 
statement of consistency and may be summarised as follows: 
 

▪ will require public open space to be provided as an integral part of the design  
▪ detailed Landscape Plan  
▪ minimum of 10% of the total site area as public open space.  
▪ safe and secure outdoor play opportunities 
▪ traditional playgrounds with formal play equipment and natural play spaces with 

natural features that promote informal children’s play  
 

The total area of the proposed 3 principle open space areas is 3,000 sqm, which is in excess of 
ten percent required and is integrated into the overall design. This does not include communal 
open space provision. The public open space also includes play areas, accessible swale (grade 1 
in 6) and kickabout pitches.  
 
The larger central open space is located on the northern side of the spine road is overlooked by 
the residential from the south, west and east and also proximate to the creche.   
  
A detailed Landscape Plan that outlines the extent of open space and details for its treatment is 
included in the application and includes opportunities for children’s play and natural play. The 
main open space alone is 1,270 sqm excluding paths and the eastern open space is 1,030 sqm. 
Children have access to safe and secure outdoor play opportunities accessible from their homes. 
The scheme includes formal provision for children through provision of  play areas and sited so 
that they are accessible and supervised, without causing nuisance to nearby residents. The open 
space at the eastern end of the site provides an attractive vista and a MUGA which can be 
accessed by children from the new estate and surrounding estates particularly to the east.  
 

2.3.2 Locations of kick about 

A kick about area is contained within the secondary  open space area. This area is overlooked on 
a number of sides and is proximate to the adjacent housing estate to the east. The  kick about is 
set back from the housing ensures that nuisance will not be created by ball games against walls 
or gardens. 
 

2.3.3 MUGA 

The MUGA is located within the main open space area, overlooked and close to the play area.  
 

2.3.4 Integration of surface water proposals which respect the nature and form of the proposal and 

integration of SuDS 

 
SuDS have been considered from the very beginning of a project and integrated with the design 
via a master plan process. An enclosed wetland swale outlet pond is proposed allowing shallow 
vegetated water body with a varying water level and specially selected plant species on the 
northern side of the larger open space. Water flows horizontally and is gradually treated before 
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being discharged. The proposed swale will be planted with mixed native wildflower and 
flowering bulbs.  

2.4 Vehicular Links 

“Further consideration and/or justification of the documents as they relate to the provision of a 
vehicular linkages to adjoining lands. In particular the applicant is invited to explore the 
feasibility of providing a vehicular access to Springvale which may require re-profiling of the 
site to provide this vehicular access to the east, or to provide a rationale/justification for the 
access arrangements/links in their final application.” 
 
The raised points in bold are addressed below.  
 
Vehicular linkages to adjoining lands 
 
The applicant proposes a hammer head to north of the site that allows for future full vehicular 
access to that land if it is developed. 
 
Feasibility of providing a vehicular access to Springvale and rationale/justification 
 
A vehicular access (limited by bollards) is proposed to Springvale and the rationale of the access 
road has been dictated by the requirement of SDCC Roads Department for this connection and 
is detailed below.   
 
The Roads Department Report submitted at the pre application stage included reference to a 
potential emergency access into Spingvale estate. The applicant had ongoing discussions over a 
considerable period of time with SDCC Roads section after the tripartite meeting in relation to 
the access to Spingvale and the pedestrian/cycle access to the Stocking Lane cycle path in control 
of the Council. The applicant has explored the feasibility of providing a vehicular link to 
Springvale in consultation with the Council.  The applicant, as part of this feasibility, initially 
proposed an emergency vehicular access/pedestrian/cycle only to Springvale from the proposed 
residential development and a second access to Stocking Lane for emergency access only. The 
position of the Council is that they require a through-road to Springvale, but accept traffic 
control measures in the form of rising bollards in the AM peak to prevent rat running. The 
applicant has met the Board’s requirement to provide pedestrian/cycle crossings of Stocking 
Lane with associated legal consents and the Council’s requirements in relation to a vehicular 
access into Springvale estate.  
 
The applicant has designed the new road to Spingvale so that bollards will be erected in the 
morning peak to prevent any rat running through the estates. The design of the new road has 
been agreed with SDCC and has been designed for low speeds. The access to Springvale will be 
carefully controlled by the bollards which will be raised during morning peak period of 7:00 am 
to 9:30 am. At other times the bollards will be lowered to facilitate permeability through the 
urban areas. The link will be available at all times for cyclists, pedestrians and emergency access. 
The applicant invites the Board to place a condition that the bollards be raised during the 
morning peak to avoid rat running.  
 
The road to Spingvale estate is illustrated in the general arrangement on drawing No.  PR402491-
ACM-01-00-DR-CE-10-0001 The entrance point to the proposed development is opposite the 
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rear boundary of houses in the Spingvale estate which are set back from the carriageway by a 
large grass verge. The sections in this area illustrate that the road has been laid out to reflect 
the height difference between the application site and the adjacent Spingvale estate.  
 

3 Specific information: 

3.1 Detailed rationale for the proposed residential density and housing mix 

The Board requires the following- 
 
Detailed rationale for the proposed residential density and housing mix with regard to the 
provisions of the South Dublin County Development Plan 2016-2022 and relevant national and 
regional planning policy including the 'Guidelines for Planning Authorities on Sustainable 
Residential Development in Urban Areas' (including the associated 'Urban Design Manual'); The 
'Design Standards for New Apartments — Guidelines for Planning Authorities' (2018) and the 
'Urban Development and Building Heights — Guidelines for Planning Authorities' (2018). 
 

3.1.1 Breakdown of proposed residential density and housing mix  

 
The net site area is 2.41 ha. The gross site area is 2.47 ha and includes with permission, lands 
outside the ownership of the applicant owned by South Dublin County Council relating to part 
of the road for the provision of connections. This has been provided in response to item 2 of the 
Opinion where the  applicant was to provide “Further consideration and/or justification of the 
documents to satisfactorily indicate the provision of pedestrian/cycle links to the existing 
infrastructure along Stocking Lane to the north and south of the site and consideration of the 
legal consents required to achieve this.”  The site area for the purpose of density calculation is 
2.41 ha. 
 
The detailed breakdown of the overall residential unit types is provided in following tables. This 
is followed by providing the rationale in relation to the documents raised in the Opinion of the 
Board.  

Table 1: Overall break down of unit type by bedroom size and unit type 

Unit Type 1 bed Apt 2 bed apt 3 bed Apt 4 bed 
House 

5 bed 
House 

Total 
units 

No. of units 29 61 20 11 10 131 

% of overall 
development 

22.13 46.56 15.26 8.39 7.63 100% 
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Table 2   Breakdown of apartment units by number and percentage 

Unit Type 1 bed Apt 2 bed apt 3 bed Apt Total 
apartments  

No. of units 29 61 20 110 

% of apartment 
scheme 

26.36 55.4 18.1 100% 

 

 
 
 
 
Table 3:  Breakdown of houses by bedroom number 

No. of beds No. of 
houses:   

4 bed 11 

5 bed 15 

Total 21 

 
Table 4: Overall mix by persons per unit and percentage of apartment and overall scheme  

Type  Persons No. of 
units 

Percent 
apartment scheme 

Percent overall scheme 

1 bed  2 29 26 % of apartment 
scheme 

22 % overall scheme 

2 bed  3 13 12 % of apartment 
scheme 

10 % overall scheme 

2 bed 4 48 44 % of apartment 
scheme 

37 % overall scheme 

3 bed 5 20 18 % of apartment 
scheme 

15 % overall scheme 

4 bed house 6 11 N/A 8% overall scheme 

5 bed house 7 10 N/A 8 % overall scheme 

  131   

 
The proposed development of 131 units on a net site of c 2.41 ha represents a density of c 54.3 
units per ha. 
 
 
The Board has requested  density and mix be addressed regarding relevant national and regional 
planning policy in detail including the following documents; 
 

▪ South Dublin County Development Plan 2016-2022  (SDCDP 2016-2022) 
▪ Guidelines for Planning Authorities on Sustainable Residential Development in Urban 

Areas (including the associated 'Urban Design Manual') SRDUA 2009 
▪ Design Standards for New Apartments — Guidelines for Planning Authorities (2018) 

DSNA 2018 
▪ Urban Development and Building Heights — Guidelines for Planning Authorities (2018) 

UDBH 2018 
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The statement of consistency also sets out his matter but for the avoidance of doubt, in response 
to the opinion of the Board, the following details are provided in summary form in Table 5 and 
elaborated thereafter. 
 
Table 5: Summary of density and mix per specific documents raised in Opinion  

TOPIC SDCDP 2016-2020 SRDUA 2009 DSNA 2018 UDBH 2018 

Density No specific density 
Policy 8 Residential 
Densities 
H8 Objective 1 
H8 Objective 2 
H8 Objective 7 
See s. 3.2 below 

In general, 
minimum net 
densities of 50 
dwellings per 
hectare apply 
to category (c) 
See s. 3.3 
below 

Broadly >45 
dwellings per 
hectare net (as 
per section 2.4 
(2) of the 
Guidelines 
 

SPPR4  
Minimum densities set 
out in “Sustainable 
Residential 
Development in Urban 
Areas (2007)” or 
amending or 
replacement 
Guidelines  

Mix Balanced range of 
dwelling types and 
sizes required 
Smaller infill sites, 
should contribute to 
the overall dwelling 
mix in the locality.  
A high proportion of 
one bedroom 
dwellings (more 
than 10%) shall 
demonstrate a need 
for such 
accommodation, 
based on local 
demand and the 
demographic profile 
of the area. 
Policy Hl0 Mix of 
Dwelling Types  
Ensure that a wide 
variety of adaptable 
housing types, sizes 
and tenures is 
complied with. 
See s 3.2 below 

Not specified SPPR 1 Mix  
Apartment 
developments 
may include up 
to 50% one-
bedroom or 
studio type 
units 

SPPR 4 
A greater mix of 
building heights and 
typologies.  
Avoid mono-type 
building typologies  

 
 

3.1.2 South Dublin County Development Plan 2016-2022 and density rationale 

There are no specific density requirements for the application site. 
 
The relevant density provisions and objectives are as follows.  
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“Policy 8 Residential Densities 
It is the policy of the Council to promote higher residential densities at appropriate locations 
and to ensure that the density of new residential development is appropriate to its location 
and surrounding context.” 
 
“H8 Objective 1: 
To ensure that the density of residential development makes efficient use of zoned lands 
and maximises the value of existing and planned infrastructure and services, including public 
transport, physical and social infrastructure, in accordance with the Guidelines for Planning 
Authorities on Sustainable Residential Development in Urban Areas, DEHLG (2009).” 
 
“H8 Objective 2: 
To consider higher residential densities at appropriate locations that are close to Town, 
District and Local Centres and high capacity public transport corridors in accordance with 
the Guidelines for Planning Authorities on Sustainable Residential Development in Urban 
Areas, DEHLG (2009).” 
 
“H8 Objective 7: 
To facilitate, in limited locations, four and five bed detached homes on lands that are 
appropriate to low density residential development.” 
 
Consolidation Areas Within The Gateway 
“The settlements of Palmerstown, Naas Road, Templeogue, Ballyroan, Ballyboden, 
Knocklyon, Firhouse, Ballycullen and parts of Greenhills, Walkinstown, Terenure and 
Rathfarnham have been identified as Consolidation Areas within the Dublin Gateway. These 
established areas are located to the east of the M50 and south of the River Dodder. They 
are suburban areas with established identities and communities with distinct heritage and 
character. These areas have a range of urban services such as transport, retail, medical and 
community facilities. Recent Census data identifies an aging population and stagnant or 
falling populations, which presents a serious risk for the viability of services and facilities 
into the future. “  
(our emphasis). 
 
“Core Strategy (CS) Policy 1 Consolidation Areas within the Gateway  

It is the policy of the Council to promote the consolidation and sustainable intensification of 
development to the east of the M50 and south of the River Dodder. 
CS1 Objective 1: To promote and support high quality infill development.  
CS1 Objective 3: To promote and support the development of undeveloped zoned lands and 
promote pre-application consultation in accordance with Section 247 of the Planning and 
Development Act 2000 (as amended).” 
 
“Section 11.11.1 (iv) Transitional Areas  
Abrupt transitions in scale and use should be avoided adjacent to the boundary of land use 
zones. Development proposals in transition areas should seek to avoid development that 
would be detrimental to the amenities of the contiguous zone. For example, regard should 
be had to the use, scale and density of development proposals in zones abutting residential 
or rural areas in order to protect residential or rural amenity, as appropriate.” 
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The application is on zoned residential lands. The location and surrounding context is that of a 
low density mature residential area. To the north west of the site, separated by Stocking Lane 
and accessed from Scholarstown Road is a new scheme approved by ABP known as Stocking 
Wood (PL06S.244732). That new development is at its highest four storeys and is a mix of 
housing and apartments with a density of c 36.6 per ha. The proposed development at c. 54.3 
units per ha up to 4 storeys is an appropriate design response having regard to the established 
low-density development adjacent and stated provisions above. 

 

3.1.3 South Dublin County Development Plan 2016-2022 and housing mix rationale 

Section 11.3.1 of the South Dublin Development Plan 2016-2022 states that:  
 

“The overall dwelling mix in residential schemes should provide for a balanced range of 
dwelling types and sizes to support a variety of household types. On smaller infill sites, the 
mix of dwellings should contribute to the overall dwelling mix in the locality. With the 
exception of student accommodation, proposals that include a high proportion of one 
bedroom dwellings (more than 10%) shall be required to demonstrate a need for such 
accommodation, based on local demand and the demographic profile of the area. Design 
Statements for residential or mixed use development proposals with a residential element 
will be required to address the mix of dwelling type”. 

 
While it might be noted that the s 28 Apartment Guidelines SPPR1 provides “Apartment 
developments may include up to 50% one-bedroom” the County Development Plan considers 
that more than 10 %  requires justification. The proposed number of one-bedroom apartments 
is c 22% of the apartment scheme and c 26% of the overall scheme.  
 
The application site is located within the Census 2016 Sapmap Area Electoral Division (AED) 
Edmondstown. Private households by size in the Sapmap AED total 1,906 households.  
 

Nearly half of the households within the Sapmap AED area consist of 2 persons or less.  
 
372 no. one person households and 475 no. two person households total 847 households, 
representing 44 percent of the overall number of private households by size of inhabitants.  
 
Within the type of accommodation available, houses account for 1,805 residential units (95%) 
and only 89 are flat/apartments out of a total of 1,906 (not stated=12).  
 
One third of the population in the Sapmap AED are over 50 years old.  

 
Household Composition in the State is provided in the census data where one and two person 
households together accounted for more than half (52.8%) of all the households in the State in 
Q2 2017.  
 
The number of one-bedroom units proposed is 26 % of the overall development and 22 % of the 
proposed apartments which is just over one fifth of the proposed apartments development. This 
figure is significantly less than the local and national figures where approximately half of the 
population lives in a one or two-person household.  
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The proposed development has been designed to reflect the demand for one-bedroom 
residential units in the area and nationally. The one-bedroom apartments  will provide an 
opportunity for those persons who wish to live in a smaller space to have an alternative to the 
very high percentage of houses in the area with a very low level of apartments.  
 

3.1.4 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas' 

(including the associated 'Urban Design Manual') and density rationale  

In general, increased densities should be encouraged on residentially zoned lands and 
particularly in the following locations: 

 
(a) City and town centres  
(b) ‘Brownfield’ sites (within city or town centres). 
(c) Public transport corridors 
(d) Inner suburban / infill   
(e) Institutional lands  
(f) Outer Suburban / ‘Greenfield’ sites  

(our emphasis in bold) 
 

The proposed development may be considered under categories (c) Public Transport Corridor 
and (d) Inner Suburban / Infill. In seeking to achieve density, developments must strike a balance 
between the protection of amenities and the privacy of adjoining units, as well as that of the 
character. In general, minimum net densities of 50 dwellings per hectare apply to category (c). 
No specific density is attached to (d). 

 
The Guidelines set out layout and design considerations, whereby proposals must make the 
most effective use of the site, while contributing positively to the surroundings. Development 
must have a sense of identity and place, while providing for effective connectivity. Finally, public 
areas forming part of the proposals should be guided by passive surveillance. The higher density 
is concentrated at Stocking Lane and the lower density within the site towards the existing 
housing estates with an overall density of 54.3 ha per unit.  

 
The proposed development makes the most effective use of land possible having regard to the 
significant restriction by the Irish Water Pipe. The lands are currently unbuilt yet are ideally 
located within close proximity of community facilities in a residential area and within walking 
distance of a range of public transport points. The layout is broadly organised around open space 
and courtyards with overlooking from around it. Natural surveillance is also provided in the 
other public areas of the development.  

 

3.1.5 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas' 

(including the associated 'Urban Design Manual') and residential mix rationale 

The proposed residential mix is stated above. There is no specific residential mix required in the 
2009 guidelines. It may be noted that these guidelines have not been updated since the 2011 or 
2016 census which identify the changing demographic profile and reduction in housing 
compositions.  
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3.1.6 'Design Standards for New Apartments — Guidelines for Planning Authorities' (2018) density 

rationale 

The Guidelines identify three location types suitable for apartment development. The range of 
locations is not exhaustive and will require local assessment that further considers these and 
other relevant planning factors. The application site is considered closest to (2) Intermediate 
Urban Locations. 
 

“2) Intermediate Urban Locations  
Such locations are generally suitable for smaller-scale (will vary subject to location), higher 
density development that may wholly comprise apartments, or alternatively, medium-high 
density residential development of any scale that includes apartments to some extent (will 
also vary, but broadly >45 dwellings per hectare net)….” 

 
The proposed development complies with the Guidelines.  

 

3.1.7 'Design Standards for New Apartments — Guidelines for Planning Authorities' (2018) housing 

mix rationale 

Three of the SPPRs relate to housing mix.  
 

Specific Planning Policy Requirement 1  
Apartment developments may include up to 50% one-bedroom or studio type units (with no 
more than 20-25% of the total proposed development as studios) and there shall be no 
minimum requirement for apartments with three or more bedrooms. Statutory 
development plans may specify a mix for apartment and other housing developments, but 
only further to an evidence based Housing Need and Demand Assessment (HNDA), that has 
been agreed on an area, county, city or metropolitan area basis and incorporated into the 
relevant development plan(s). 

 
The proposed residential mix is stated above. There is no specific residential mix requirement in 
the Apartment guidelines. SPPR 1 provides that “Apartment developments may include up to 
50% one-bedroom or studio type units.” In this regard, the proposed housing mix complies with 
the apartment standards at 26 % one bedroom units as a percentage of the apartment element 
and 22 % of the overall development.   
 

 
Specific Planning Policy Requirement 2  
For all building refurbishment schemes on sites of any size, or urban infill schemes on sites 
of up to 0.25ha:  
…… 
• For schemes of 50 or more units, SPPR 1 shall apply to the entire development. 
 

SPPR1 applies as there are 110 proposed apartment units. 
 

Specific Planning Policy Requirement 3  
Minimum Apartment Floor Areas: 

▪ Studio apartment (1 person) 37 sq.m  
▪ 1-bedroom apartment (2 persons) 45 sq.m  
▪ 2-bedroom apartment (4 persons) 73 sq.m  
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▪ 3-bedroom apartment (5 persons) 90 sq.m 

 
In relation to SPPR 3 please see HQA and the apartment sizes comply. In addition, SPPR3 is 
qualified in the subsequent paragraphs where planning authorities may also consider a two-
bedroom apartment to accommodate 3 persons, with a minimum floor area of 63 square 
metres. This type of unit may be particularly suited to certain social housing schemes such as 
sheltered housing.  No more than 10% of the total number of units in any private residential 
development may comprise this category of two-bedroom three-person apartment. “This is to 
allow for potential social housing provision further to Part V of the Planning and Development 
Act 2000 (as amended), or, if this type of unit is not required to meet social housing requirements, 
that it would allow for an acceptable level of variation in housing type.” 
 
Please also see section 13.4 of the Statement of Consistency and Table 4 therein which 
summarises the compliance with the standards.  
 
In this regard the proposed 13 no. 2 bed – 3 person apartments represent 10% of the overall 
residential development scheme per the guidelines or 12 % of apartment scheme. The rationale 
relating to the household mix within the DED is provided in section 3.1.3 where nearly half of 
the households within the Sapmap area consist of 2 persons or less.  

 
Having regard to the above, the provision of 10 percent of  2 bed – 3 person apartments provide 
a second bedroom or work space for the residents or for a third person, visitor, carer or child. 
The number of one beds provided within the scheme are only half of that permitted within the 
guidelines (50 %) and no studios are provided. It is submitted that a modest percentage of 
smaller two bed is preferable to increasing the one bed and is wholly within the guidelines and 
most appropriate in 2020 as an optional work from home space separate from the sleeping area. 

 

3.1.8 'Urban Development and Building Heights — Guidelines for Planning Authorities' (2018) density 

rationale 

The Building Height Guidelines aims to secure the objectives of the National Planning Framework 
and Regional Spatial and Economic Strategies. The Guidelines refer to the minimum densities 
set out in “Sustainable Residential Development in Urban Areas (2007)” or any amending or 
replacement Guidelines.  
 

3.1.9 'Urban Development and Building Heights — Guidelines for Planning Authorities' (2018) housing 

mix rationale 

SPPR4 requires a  greater mix of building heights and typologies. They also require development 
to avoid mono-type building typologies. In this regard, the application includes a mix of 
apartments, duplex and houses ranging from one to five bedrooms up to four storeys. 

3.2 HQA 

The Board requires the following: 
 
“A housing quality assessment which provides the specific information regarding the 
proposed apartments required by the 2018 Guidelines on Design Standards for New 
Apartments. The assessment should also demonstrate how the proposed apartments 
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comply with the various requirements of those guidelines, including its specific planning 
policy requirements. A building lifecycle report for the proposed apartments in accordance 
with section 6.13 of the 2018 guidelines should also be submitted.” 

 
This specific parts of this section of opinion may be broken into three parts corresponding with 
the bold highlighted above. Please also see section 13.4 of the Statement of Consistency and 
Table 4 therein which summarises the compliance with the standards.  
 
 

3.2.1 Housing quality assessment (HQA) 

Please see submitted HQA which includes: 
 

▪ A schedule that details the number and type of apartments and associated individual 
unit floor areas, is included.  

▪ The schedule of apartment accommodation identifies the proposed apartments that 
are at least 10% greater than the minimum floor area standard. 

▪ The schedules details proposed private amenity space and storage space associated 
with each apartment.  

▪ The schedule details the aspect of each apartment, i.e. whether dual or single. In the 
case of single aspect apartments, the schedule states the orientation.  

▪ Floor areas in square metres and area calculated from internal room dimensions are 
provided.  

▪ In addition, drawings include the principal dimensions of each room as well as the 
aggregate floor area of each room.  

 
 

3.2.2 Demonstrate how the proposed apartments comply with the various requirements of those 

guidelines, including its specific planning policy requirements 

 
SPPR 1 Mix 
Outlined above in section 3.1.7 and in the HQA 
SPPR 2 Sites of up to 0.25ha  
Outlined above in section 3.1,7 and in the HQA ( not applicable) 
SPPR 3 Minimum Floor Areas 
 Outlined above in section 3.1.7 and in the HQA 
 
SPPR 4 Dual Aspect  
‘In relation to the minimum number of dual aspect apartments that may be provided in any single 
apartment scheme, the following shall apply: 
… 
 (ii) In suburban or intermediate locations it is an objective that there shall generally be a 
minimum of 50% dual aspect apartments in a single scheme.’ 
 
20 out of 110 apartments are single aspect therefore  82 % of the apartment units proposed are 
dual aspect. All the single aspect units are south facing. 
 
SPPR 5 Floor to ceiling heights 
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Ground level apartment floor to ceiling heights shall be a minimum of 2.7m and shall be 
increased in certain circumstances, particularly where necessary to facilitate a future change of 
use to a commercial use. The development meets this standard and is demonstrated in the HQA. 
 
SPPR 6 Apartments per core 
A maximum of 12 apartments per floor per core may be provided in apartment schemes. The 
development meets this standard.  
 
Non-SPPRS 
Size in excess of ten percent floor area 
Section 3.8 (a) of the Guidelines provides that ‘the majority of all apartments in any proposed 
scheme of 10 or more apartments shall exceed the minimum floor area standard for any 
combination of the relevant 1, 2 or 3 bedroom units types by a minimum of 10%.....’. The HQA 
sets out the compliance with the standards.  
 
Play areas 
The Guidelines indicate the following should be provided. 
 

• Small play spaces (about 85 – 100 sq. metres) for the specific needs of toddlers and children 
up to the age of six, with suitable play equipment, seating for parents/guardians, and within 
sight of the apartment building, in a scheme that includes 25 or more units with two or more 
bedrooms. 

• Play areas (200–400 sq. metres) for older children and young teenagers, in a scheme that 
includes 100 or more apartments with two or more bedrooms. 
 
The play areas are illustrated in the Landscape Drawings and Landscape design report. The 
breakdown of play areas are as follows: 

 
▪ The play area in the main open space is 210 sqm.  
▪ The play area in the communal open space is 187 sqm. 
▪ The kick about and MUGA areas area 396 sqm.  

The proposed play areas totalling 793 sqm are considerably in excess of the non SPPR 
standards recommended in the Apartment Guidelines.  
 
Appendix standards 
The appendix sets out minimum standards for apartment to be complied with in relation to 
storage and private open space. The following qualitative standards are set out in the 
accompanying Housing Quality Schedule. 

▪ Required Minimum Floor Areas and Standard 
▪ Minimum aggregate floor areas for living/dining/kitchen rooms, and minimum 

widths for the main living/dining rooms 
▪ Minimum bedroom floor areas/widths 
▪ Minimum aggregate bedroom floor areas 
▪ Minimum storage space requirements 
▪ Minimum floor areas for private amenity space 
▪ Minimum floor areas for communal amenity space   

 



    
 
 
 

     Response to Opinion Stocking Lane SHD 

23 

 

3.2.3 Building lifecycle report 

A building lifecycle report accompanies the application.  

3.3 Traffic/DMURS/Parking and Mobility Management reporting  

The following three items were specified in the opinion.  
 

3.3.1 (a) Traffic and Transport Impact Assessment (TTIA) of the development, the scope of which is to 

be discussed in advance with South Dublin County Council. 

Please see attached TTA prepared by Aecom after ongoing engagement with South Dublin 
County Council. 

 

3.3.2 (b) A report demonstrating compliance with the principles and specifications set out in DMURS 

and the National Cycle Manual in relation to the proposed housing and the works at Stocking 

Lane. 

Please see attached TTA prepared by Aecom which includes DMURS statement in section 5 of 
that report.  
 

3.3.3 (c) A Carparking Strategy and Mobility Management Plan. 

Please see attached included TTIA which includes a section on this requirement in sections 4.7, 
Section 8 and Section 10.1.2. 

3.4 Residential amenity   

The Board requires the following-  
 

“A report that addresses issues of residential amenity (both existing residents of adjoining 
development and future occupants). Full and complete drawings including levels and cross 
sections showing the relationship between the development and nearby residential 
properties should be submitted.” 
 

Two issues in bold have been raised in this section of the opinion.  
 

3.4.1 Issues of residential amenity 

The residential amenity for proposed residents in terms of public realm, open space (public and 
private), overlooking and shadowing has been addressed in the Design Criteria Statement under 
the following headings which correspond with the following 12 criteria as set out in the Urban 
Design Manual 2009 

 
1. Context 
2. Connections 
3. Inclusivity 
4. Variety 
5. Efficiency 
6. Distinctiveness 
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7. Layout 
8. Public Realm 
9. Adaptability 
10. Privacy and Amenity  
11. Parking 
12. Detailed Design 
 

Section 18 of the Concept Plan and Design Criteria Statement has particular regard the issue of 
existing and future residential amenities.   
 
In particular, Blocks E, F,G,H and J form a perimeter block away from the existing Prospect Manor 
estate to the south with a view to protect the amenities of existing residents and to provide 
south facing communal open space for new residents. The perimeter block provides for 
communal open space with pedestrian gates and has been designed to minimise overlooking. 
 
The terraced houses have front gardens with a footpath between the front garden and the car 
parking on the main spine road in addition to rear gardens.  
 
The ground floor duplex and apartments have privacy strips between the front doors and the 
public footpaths. The communal open space to the east of Block K allows for the retention of 
trees along that boundary and proposed layout allows for retention of mature and semimature 
trees with the development site retaining the sylvian setting for new and existing residents. The 
apartments all have private open space, access to communal open space and generous public 
open space.  
 
Taller buildings are proposed along key movement routes opposite largest area of open space. 
Heights have regard to existing two storey pattern of development and differing levels to east ( 
c.2m). The maximum height of four storeys and distances from the boundaries of the site 
prevents the development being overbearing.  The entire scheme has been designed to avoid 
overlooking or loss of privacy for the residents of Springvale and Prospect Manor.  
 
The houses along the east-west spine road are two storey at the rear and have garden depths 
of minimum of 11m. This protects the amenities of residents in Springvale, where the houses 
side onto the development site. Trees are retained along the northern boundary to protect the 
amenities of Rookwood House site to the north. The duplex units in Block K are two storey to 
the rear, where they back onto the houses in Springvale and balconies are to the front to avoid 
overlooking at the rear of properties. The end duplex units in Blocks H, L and K have a side on 
orientation to the house in Prospect Manor with no overlooking. There is no overlooking of 
St.Winnows or Coolamber. As the site is to the north of Springvale and Prospect Manor, there is 
little or no potential for overshadowing of these housing areas.  
 

3.4.2 Full and complete drawings 

A set of drawings are provided showing the levels and cross sections between the nearby 
residential properties and the proposed development. See drawing No. 2183-160 and No. 2183-
161 with site sections and contiguous elevation extending to neighbouring properties.  
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3.5 Visual Impact 

The Board requires the following- 
 

“A visual impact assessment including CGIs and details of proposed materials and finishes 
that would address the impact of the proposed development on Stocking Lane and 
neighbouring residential areas, as well as the environment provided within the scheme. This 
should include views from Coolamber, St. Winnows, Springvale and Prospect.” 

 
Please see attached Visual Impact Assessment and CGIS which demonstrate the development 
from external and internal viewpoints as listed in the opinion.  

3.6 Site Specific Flood Risk 

The Board requires the following- 
 

“(a) A Site Specific Flood Risk Assessment Report. The prospective applicant is advised to 
consult with the relevant technical section of the planning authority prior to the completion 
of this report which should describe this consultation and clarify if there are any outstanding 
matters on which agreement has not been reached with regard to surface water drainage.” 

 
A site-specific Flood risk has been prepared. The Engineering Services Report sets out the Local 
Authority consultation in section 1.4 and in Appendix B which also references the flood risk 
assessment requirement.  
 
The Engineering Services Report sets out the Local Authority consultation in section 1.4 and in 
Appendix B. 
 

“(b) Respond to issues raised in the Water Services Planning Report dates 31.10.19, contained 
within the PA Opinion dated 13.11.19.” 

 
The Engineering Services Report sets out the Local Authority consultation in section 1.4 and in 
Appendix B. This also relates to the consultation regarding the issues raised in the Water services 
report. The surface water attenuation location and type has been revised.  The gradient of the 
swale proposed as 1 in 6 and the Greater Dublin Code of practice is complied with.  

3.7 Taking in charge 

The Board requires the following- 
 

“A site layout plan clearly indicating what areas are to be taken in charge by the  
Local Authority”. 
 

Please see attached drawing No. 2183-13. 

3.8 Landscape 

The Board requires the following- 
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“(a) Response to issues raised in Parks and Landscape Services/Public Realm report dated 
08.11.19, accompanying the PA Opinion dated 13.11.19.” 

 
Please see Landscape  Design Report. The landscape plan has been revised significantly pursuant 
to item No. 1 of the opinion of the Board. The proposed development retains the sylvian nature 
of Stocking Lane while also providing the requested urban edge along Stocking Lane.  
 
For the ease of the Board, it may be noted that the reports of Parks and Planning are inter-relate, 
and the key issues raised in the report related to the following points.  
 

▪ Loss of existing trees – This has been addressed and a significant number of trees will 
be retained on the site and along Stocking Lane. The existing trees are located along the 
boundaries of the agricultural lands and the Arboricultural report indicates that 103 
trees were recorded on the boundary of the site. Trees for removal based on condition 
and the impact of the proposed development are outlined within table 4 of the 
Arboricultural Impact Report. A total of 29 trees have been shown for removal within 
categories B & C representing 28% of the total trees on the site. All of the category U 
trees which amount 17% of the total trees on the site are to be removed based on their 
poor condition.  
 
The total loss of trees has been reduced from the pre planning submission stage for the 
site and this loss should be considered in relation to the species to be removed. A high 
percentage (13%) of the total category B & C trees to be removed are Monterey Cypress 
(Cupressus macrocarpa) and poplar (Poplar sp) which are generally undesirable species 
with smaller private areas. The better-quality trees on the western boundary with 
Stocking Lane are being retained. These trees will contribute to the public open space 
provision and there are a relatively large number of trees being retained on the northern 
boundary. 
 
It may be noted that the Landscape strategy includes the planting of additional trees 
along the spine road and in the open space areas.  
 

▪ SUDS measures – SuDs measures have been incorporated into the public realm and 
open space has been integrated into the open space. The proposed layout of the 
drainage is shown on Drawing Nos. 50-09 C03 and 50-09-C04. Parking bays are to be 
permeable paving, except those located above services to be taken in charge. Roof, road 
and footpath run-off from Catchment A will be directed through conventional road 
gullies and surface water sewers to a swale discharging to a wetland and pond in the 
open space area creating a biodiversity area.  
 

▪ Landscape plan details, specifications, elevations, sections – Please see Drawing Nos. 
1439-9030 to 1439-9035 which include landscape strategy proposals, layout, detail area 
proposals, biodiversity and planting and site context.  
 

▪ Kickabout/MUGA and play areas – These are illustrated on the Landscape layout and 
landscape detail drawings and are referenced in the Landscape Report.  
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▪ Houses siding onto open space  - The corner units have been redesigned to that there 
is passive surveillance over open space areas. Please see section 2.1.5 (d) above.  
 

▪ Dark area to northwest - A lighting plan has been developed for the proposed 
development, with input from NM Ecology Ltd. The plan includes a ‘dark zone’ with 
measures to provide a dark corridor around the eastern section of the site. The locations 
of dark zones and low illumination zones are shown in Drawing. No. 1439 – 9033 relating 
to  Biodiversity and Planting Objectives. Please see Ecological Assessment for further 
detail.  

 
“(b) A plan of the proposed open space within the site clearly delineating public, semi-
private and private spaces.” 

 
Please see Landscape Drawings in particular Drawing No.  1439-9031 and Drawing No. 1439-
9032. 
 

“(c) Details of proposed boundary and surface treatments throughout the development, and 
of landscaping and planting.” 

 
Please see Landscape drawings in particular Drawing No. 1439-9031 which has an index of the 
boundaries and Drawing No. 1439-9034 for section details. 

3.9 Construction management and waste management 

The Board requires the following- 
 

“A draft construction management plan and a draft waste management plan.” 
 
This accompanies the application.  
 
 

3.10 Notice parties 

To be notified should be notified in the event of the making of an application arising from this 
notification in accordance with section 8(1)(b) of the Planning and Development (Housing) and 
Residential Tenancies Act 2016: 
 
1. Irish Water 
 
2. South Dublin County Childcare Committee 
 
Please see attached letters to the notice parties included with the application. 
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4 Conclusion 

This response should be considered in association with the submitted documents and reports 
accompanying the application and the applicant has endeavored to cross reference where 
appropriate. The applicant has demonstrated above detailed responses to all of the items raised 
in the Opinion.  
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