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INTRODUCTION

On behalf of the applicant, Castdale Ltd (a Park Developments Group company), The
Herbert Building, The Park, Carrickmines, Dublin 18, we hereby submit this statement of
consistency with planning policy and planning report to An Bord Pleandla in relation to a
proposed SHD residential and childcare facility development on a site of 9.59 hectares at
Glencairn, Murphystown Way, Dublin 18.

The application site contains a Gate Lodge and some associated buildings / structures
(Entrance Railings, Piers, Archway and Gates also Protected Structures) which are
identified as protected structures on the Record of Protected Structures under RPS Ref.
No. 1643. Glencairn House, a Protected Structure, is located adjacent to the application
site.

Planning permission has been granted under Reg. Ref.: D17A/0913 for a new secure
boundary wall and curtilage to Glencairn House (along with a new dwelling within the
walled garden and associated works), which is the home of the British Ambassador. The
proposed boundary wall defines the boundary of the application site adjacent to Glencairn

House and will createa new curtil age for the ambassador 6:

entrance railings, piers, archway and gates remain within the subject site boundary.

The subject lands at Glencairn, which previously formed part of the demesne of Glencairn
House, provide an excellent opportunity to deliver quality housing that is well served by
public transport, particularly having regard to the location of the Glencairn Luas stop
immediately adjacent to the subject site. The applicant and design team identified from
the outset that a carefully considered design solution is required to ensure a high-quality
development which responds to the various opportunities and constraints which exist on
the subject site, including the site topography, the protected structures on the site, mature
trees including the Lime Avenue, and the archaeological features (in particular the ruins
of Murphystown Castle), all of which have informed the design as now submitted.

The development proposal described within this Planning Report and Statement of
Consistency with Planning Policy has been developed by an expert multi-disciplinary team
including ObMahony Pike Architects, John
Consulting Engineers, Courtney Deery Heritage Consultancy, Molloy Associates
Conservation Architects and Byrne Environmental Consulting, in consultation with the
applicant (part of the Park Developments Group).

This planning report and statement of consistency, prepared by John Spain Associates,
demonstrates that the proposed development is consistent with the relevant national
planning policy, guidelines issued under Section 28 of the Planning and Development Act

Spain

(2000), as amended (hereinafter referredtoas t he O6Act of 20006), and

policy (in particular the Dun Laoghaire Rathdown County Development Plan 2016-2022.
This report should be read in conjunction with the accompanying detailed documentation
(including an Environmental Impact Assessment Report / EIAR) which has been prepared

by the design team, including interaliaO6é Mahony Pi ke Architects

Engineers, Brady Shipman Martin (BSM) Landscape Architects and Ecological
Consultants, PMEP Consulting Engineers, Byrne Environmental Consulting Limited
(BECL), and ARUP Consulting Engineers.

For greater detail in respect of compliance / consistency with quantitative standards for
residential apartment units as outlined within the 2018 Apartment Guidelines, the Housing
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1.8

2.0

2.1

Quality Assessment (HQA) and Design Statement prepared by OMP Architects should be
referred to.

The proposed development as now submitted to An Bord Pleanala, is the product of an
analysis of the subject site, its characteristics and surroundings, surrounding planning
history, national, regional and local planning policy, and an iterative design process guided
by 3 no. formal pre-application consultations with Dun Laoghaire Rathdown County
Council (the Planning authority) and a formal SHD pre-application meeting with An Bord
Pleanala, which took place on the 4™ of July at the offices of the Board. In addition a series
of consultations have been undertaken with TII, in respect to the access and construction
proposals in the context of the adjacent Luas line, with the Department of Culture, Heritage
and the Gaeltacht in respect to Archaeology and Murphystown Castle and Architectural
Heritage in respect to the proposed entrance portal relocation, and Irish Water in respect
to future foul and water connections for this development.

SITE CONTEXT AND DESCRIPTION

Site and Surroundings

The subject site (9.59 hectares) is bound to the north by the M50 motorway, to the west
by Luas Green Line and Glencairn Luas stop, to the south by Glencairn House and the
permitted new walled security boundary (see Planning History) of t he Br i t i
residence, and to the south and east by The Gallops residential area (Glencairn View,
Glencairn Chase, Orby Way, Orby View and Orby Avenue). The wider area includes
Leopardstown Park Hospital and Junction 13 of the M50 Motorway.

L4

Figure 1: Satllite potograph of application site and surronding area
Source: Google Earth
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Site Features

2.2 The subject lands are primarily greenfield in nature and fall from south to north towards
their boundary with the M50 to the north. The northern part of the site (approximately 25%)
includes a woodland area including disused streams / water features extending up to the
M50. An avenue of lime trees is located on the eastern part of the site, and a number of
mature trees are located on the western entrance section of the site.

2.3 The site is primarily green-field, but does contain a number of structures, including a
dwelling house, a gate lodge, entrance railings and piers, an entrance archway and gates,
areas of hardstanding and a weir. The gate lodge and entrance railings, piers, archway
and gates are listed as part of the protected structure designations on the subject site (see
below). It is proposed to demolish the existing (unprotected) dwelling on the subject site
to make way for the proposed new residential development.

Heritage Features

2.4  The subject site consists of lands currently associated with Glencairn House (the British
ambassadords residence). Glencairn House and
protected structure on the Record of Protected Structures (RPS Ref. No. 1643). The RPS
identifies the following elements which comprise the protected structure: dHouse, Gate
Lodge, Outbuildings and Conservatory, Entrance Railings, Piers, Archway and Gates.b

25 Planning permission has been granted (Reg. Ref.: D17A/0913) in respect of an application
made by The Secretary of State for Foreign & Commonwealth Affairs of the United
Kingdom of Great Britain and Northern Ireland to introduce a new boundary wall around
the Glencairn House, i.e. the amb as s ad o r 6 sand peoside dh gavitioa building
within the new grounds in place of the existing dwelling within the application site.

2.6 The permitted boundary wall defines the boundary of the subject site adjacent to Glencairn
Houseand wi | | define a new curti | aThesgaté lodge, t h e
entrance railings, piers, archway and gates remain within the subject site boundary.

2.7  Theruins of Murphystown Castle (Recorded Monument Ref. No. 023-025) are also located
within the site, toward its western boundary. As set out in the Archaeology chapter of the
accompanying EIAR prepared by Courtney Deery, this area of the site has been the
subject of extensive testing and consultation with the Department to inform the design
proposals within this area of the site and the proposed development will provide for the
protection of this archaeological feature and its safeguarding into the future.

Site Access

2.8 The site currently has two vehicular entrance points onto Murphystown Way, which cross
over the Green Luas line in proximity to the Glencairn stop. Murphystown Way is a good
quality road with a right-turn island for access to the subject site. Murphystown Way
connects via the R113 to Junction 13 of the M50.

2.9 The site is immediately adjacent to Glencairn Luas stop on the Luas Green Line, with
regular services to Dublin Centre, now connecting with the Luas Red Line via an
interchange since the introduction of Luas Cross City.

John Spain Associates Planning and Development Consultants
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2.10 Murphystown Way provides for bus services including the number 47 (Poolbeg St. to
Belarmine) and 118 (Eden Quay to Kilternan) bus routes, providing links to the city centre.
Two bus stops are located within easy walking distance of all the proposed residential
dwellings on the subject site, less than 50 metres to the south of the Luas stop adjacent
to the subject site. There is a pedestrian crossing on Murphystown Way at the Glencairn
Luas stop, providing for safe and convenient access to the bus stop on the opposite side
of the roadway.
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Figure 2: Public transport routes in the vicinity of the subject site
(openstreetmap.org basemap)

211 A dedicated combined cycleway and footpath r
boundary. The combined cycleway and footpaths connect to Leopardstown Valley
Neighbourhood Centre and Samuel Beckett Civic Campus via Holy Trinity National
School. The cycleways in the vicinity of the subject site are shown in blue on the map
below.
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Figure 3: Cycleways in the vicinity of the subject site (openstreetmap:org base-map)

The subject site benefits from ease of access to a wide range of amenities. The site is

ey Neighbourhood Centre, The Park
Sandyford via the adjacent Luas line.

The site is also within 2 kilometres of the Samuel Beckett civic campus and within close

proximity of an existing tennis and basketball facility within The Gallops to the southeast.

2.12
within close proximity of Leopardstown Vall
Carrickmines and provides for ease of access to
2.13
2.14

Section 4.4 of the Guidelines for Planning Authorities on Sustainable Residential

Development in Urban Areas (2009) relates to the provision of school spaces with large

scale residential development. It is respectfull

y submitted that there is a very good

provision of school places in this area of the County. The following schools are located

within a c. 3 -4 km radius of the site:

Gaelscoil Thaobh Na Coille, Kiltgobbin
Kilternan Parish School, Kilternan
Our Lady of Wayside, Kilternan

Gaelscoil Shliabh Rua, Ballyogan Court, Ballyogan, Dublin 18
Holy Trinity National, Glencairn, Leopardstown, Dublin 18

Too Joo I T To To To Bo o I I

Rosemont Secondary School, Enniskerry Road, Sandyford,
St . Marybés Mixed National
Loreto College Foxrock, Secondary School, Dublin18
Cabinteely Community School, Dublin 18

Stepaside Educate Together National School, Belarmine

School ,

Lambs

Stepaside Educate Together Secondary School, in temporary accommodation on
the grounds of Kiltiernan Rugby Club / De La Salle Palmerston FC, Enniskerry

Road.
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2.15

2.16

3.0

3.1

3.2

It is understood that an additional 1,000 pupil Educate Together secondary school is
planned in the vicinity of the development to accommodate the Stepaside Educate
Together school, which is currently being accommodated temporarily in its present
location.

Appendix 1 of this Statement of Consistency and Planning Report provides a more
detailed assessment of the likely demand for school places which will result from the
proposed development, as was specifically requested within the pre-application report of
Dun Laoghaire Rathdown County Council (Section 2.13 of the DLR report refers).

RELEVANT PLANNING HISTORY

The following section provides an overview of the most relevant planning history for lands
in the vicinity of the subject site, as the subject lands themselves do not have any
significant planning history.

Reg. Ref.: D17A/0913 - Adjacent Site (Glencairn House)

On the 18" of January 2018, a final grant of permission was issued by DLRCC to The
Secretary of State for Foreign & Commonwealth Affairs of the UK and NI for development
at Glencairn House, for a development relating to a new boundary wall, a new single storey
dwelling and garage for embassy staff within the existing walled garden, including
vehicular access through a new opening in the walled garden. The proposed residential
development will surround this new curtilage and boundary to Glencairn House on the
west, north and east.
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Figure 4: Extract from Site LayouTPIan for R'eg. Ref.: D17A/0913
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3.3 The permitted development provides for a new boundary wall for the Ambassador's
residence of ¢c. 3 metres in height, with a railing above, on the northern, eastern and part-
western boundaries of the application site, and a new security gate entrance with security
hut on the existing avenue. This new boundary wall will define a new curtilage for Glencairn
House, which is a protected structure, and is required for security and operational
purposes in order to allow for residential development to come forward on the adjoining
residenti al zoned |l ands.within this applicanto

3.4  This permission also provides for a dwelling to be provided within the existing walled
garden of Gl encairn House, which will house s
residence. Changes to parking arrangements, services and landscaping were also
provided for as part of this permission.

[ - \ I : ‘ ! : e . . 4|
ﬁAO —r2710 440, 2710‘}40 2710 440, 2710 440, 2710 440 2710 440, 2710 440, 2710 440, 2710 440, 2710 440, 2710 M‘}L
6300 28790

Figure 5: Southern elevation of the permitted pavilion-style dwelling within the garden of
Glencairn House

3.5 This permission was sought in order to facilitate the proposed residential development on
the underutilised lands surrounding Glencairn House, in the applianmdant ds o
was the subject of detailed discussion and agreement between the current applicant and
the Foreign and Commonwealth Office. The attaining of permission for this development
was a key pre-requisite for the current application for residential development, as it was
required that the security of the Ambassador® residence be resolved in the first instance.
It is expected that this permission will be implemented in the coming months.

Reg. Ref.: D04A/1115, ABP Reg. Ref.: PL06D.211875 1 Site to the Northwest
3.6 On the 22" of November 2005, An Bord Pleanala made an order to refuse permission on
lands to the northwest of the subject site, on the opposite side of the Luas line and adjacent

to the M50.

3.7 The development proposed consisted of 405 no. apartments of five and eight storeys in
height, with one block of 17 storeys on a site of 2.32 hectares.

3.8 The Planning Authority issued a decision to grant permission on the 315 March 2005,
however this was subsequently overturned by the Board following the consideration of
several third-party appeals.

3.9 The Board® reasons for refusing permission can be summarised as follows:

9 That the density of the proposed development (at 170 no. units per hectare) would be
excessive and inappropriate at the location.

John Spain Associates Planning and Development Consultants
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3.10

91 That the development would, by reason of its generally excessive height, scale, bulk
and mass, would create a very significant and adverse visual impact on the overall
area and would seriously injure the existing built form, scale, and character of the
area.

1 That the proposed tall tower element would be visually obtrusive and out of character
in this area, outside the M50 corridor on rising ground and in an area, which had not
been identified as being suitable for a tall building.

I That the development did not conform with the Development Plan Housing Strategy
or national guidance on housing, as it did not provide for an adequate mix of unit types
and sizes.

1 That the development would be injurious to the amenity of future residence through
noise, overshadowing and overlooking and through micro-climatic effects, including
severe wind effects, on the safety of their apartments and on the viability and utility of
the communal open space areas.

Other Adjacent Planning History

Reg. Ref. D11A/0228 relates to a development comprising of 6 no. detached dwellings
and a landscaped pedestrian route on a site of 0.243 hectares located to the southwest of
the subject site adjacent to the Luas Green Line. The address of the application site is
6Site adjacent to 19, Gl encairn View, Th
revised conditions for the development following a request for further information by Dun
Laoghaire Rathdown County Council and an appeal to An Bord Pleanala (ABP Reg. Ref.
PL0O6D.239776) on the 26™ of June 2012.

Figure 6: Extract from Further Information site layout plan for Reg. ref. D11A/0228
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