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1

INTRODUCTION
We, Brock McClure Planning & Development Consultants, 63 York Road, Dún Laoghaire, Co. Dublin, have
prepared this Response to An Bord Pleanála’s Opinion on behalf of Square Foot Property Services
Limited, Core B, Block 71, The Plaza, Parkwest, Dublin 12, for a proposed Build-to-Rent residential
development at Glen Abbey Complex, Belgard Road, Cookstown Industrial Estate, Dublin 24 D24 W2XA.
For clarity, the site is located within the administrative boundary of South Dublin County Council.

2

RESPONSE TO POINTS RAISED BY AN BORD PLEANÁLA
Following the Tripartite meeting, the Board issued a notice of Pre-Application Consultation Opinion on
the 2 December 2019. The opinion identified 2 no. items to be addressed, in order for the application to
constitute the reasonable basis for a Strategic Housing Application as follows:

2.1

Item No. 1
“An Bord Pleanala notes that a LAP for the area is currently at draft stage. The prospective applicant
should satisfy themselves that the proposed development is not premature pending the adoption of a
LAP for the area. Should an application be submitted prior to the adoption of a statutory LAP, the
documentation at application stage should seek to demonstrate that the proposal would not give rise
to piecemeal, haphazard and non-integrated development given its current context and that any
proposed development at this juncture would not compromise potential redevelopment of adjacent
lands. The documentation should also seek to demonstrate how the proposed development provides a
scheme of appropriate residential amenity given the proximity to, and interface with, existing light
industrial/commercial development on adjoining lands.”
Applicant’s Response
The Tallaght Local Area Plan 2020 came into effect on 20 July 2020. The Applicant and their team
considered it prudent to wait for the adoption of the LAP before preparing the SHD application to the
Board. Compliance with the LAP is detailed in the Planning and SOC Report prepared by Brock McClure
Consultants.
We refer to the Architect’s design statement, relating to the masterplan for the surrounding area and
note that the Applicant has engaged in discussions with the landowners of the adjoining Comans site. It
is understood that the future development of the HSE lands to the east will be redeveloped in the near
future.
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Figure 1 – Evolution of the Proposed Masterplan (diagram prepared by C+W ‘O’Brien Architects)

Particular attention has been paid to the interface and relationship between the scheme and single storey
cottages on Colbert’s Fort and the potential redevelopment of the Coman site to the north and west of
the subject site.

Figure 2 – Proposed Masterplan looking west (diagram prepared by C+W ‘O’Brien Architects)

The masterplan arising from these discussions respects the development potential of the surrounding
lands and ensures it does not compromise the development of same.
The area is evolving and several planning applications have been permitted or are in the early stages of
pre-consultation within South Dublin County Council, as demonstrated in Figure 3 below.
The proposal, as part of wider masterplan for the Glen Abbey Complex, will help to consolidate the north
eastern corner of Cookstown Industrial Estate.
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Figure 3 – SHD Applications on Adjoining Lands

As illustrated in Figures 1 and 2 above, the proposal’s active frontages create strong urban edges to the
north, south and east. The L-Shaped layout facilitates a mirrored block to the west of the site as part of
an overall masterplan in keeping with the principles of the LAP relating to urban form.
The interface with existing industrial and commercial premises adjoining the site is acknowledged. The
adjoining processes are not considered to contribute to significant air pollution, general nuisance or loss
of residential amenity given their classification as commercial/light industrial uses – SBG Gym to the north
of the site, Comans Beverage Distribution Facility to the west, HSE building to the east, 4 no. light
engineering/office units arranged in 2 blocks to the south east. No heavy industry uses operate in the
vicinity of the site.
The proposal is accompanied by an noise assessment which conclude that the existing industrial
processes on surrounding sites will not impact the residential amenity enjoyed by future occupants.
The central courtyard has been designed with future resident’s amenity at the core of all decisions. The
landscape masterplan actively encourages the interaction of existing residents at Colbert’s Fort with
future residents of the scheme. Combined with the public realm upgrade works and removal of unsightly
security fencing, the proposal will unify the existing residential area with the contemporary development
fitting for this emerging mixed-residential area in Cookstown.
2.2

Item No. 2
“In the event an application is made, the documentation shall address the following matters:
a. Further consideration/justification of height in relation to South Dublin Development Plan 20162022, specifically objective UC6 Objective 3.
b. Number of north facing units and consideration of Section 28 Ministerial Guidelines Sustainable
Urban Housing: Design Standards for NewApartments (2018).
c. Consideration of the requirement for a creche in light of Section 28 Ministerial Guidelines on
childcare facilities.
d. Demonstrate that the external finishes, materials and detailing of the proposed buildings, together
with the landscaping and surface/boundary treatments of the outdoor spaces would be of a
5
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sufficient quality to ensure that the proposed development makes a positive contribution to the
character of the area over the long term.”
Applicant’s Response
The following design amendments have been implemented since the tripartite meeting:
•
•
•
•

•
•
•

The number of storeys has been reduced from 4-10 storeys to 4-7 storeys, thus reducing the
overall proposed height from 32.5m to 23m (Block A) and 26.2m to 23m (Block B).
The number of north facing units has been reduced from 113 to 83 units. No single aspect north
facing units are proposed.
A creche catering to the childcare needs of up to 30 children is now provided at ground floor level
in Block A.
A thorough assessment of the proposed external details, finishes, materials and landscape
treatments has been undertaken to ensure the proposal makes a positive contribution to the
character of the area over the long term. We refer to the design statement, architectural
drawings and 3D visualisations which illustrates the quality of the design proposed.
Units at ground, first and second floor level have been assessed in terms of daylight and sunlight
analysis. We refer to the Sunlight/Daylight Analysis prepared by JAK for more information.
Further consideration has been given to the principles of DMURS in relation to the Site Layout
Plan. We refer to the DMRUS Statement prepared by Curtins for more information.
The Applicant has engaged with the owners of the adjoining Comans site in relation to the shared
access through the site. It is agreed that the access road will no longer serve as access for HGVs
to the Comans site. The road will instead be used by staff and deliveries travelling by car/light
vans only. HGV access will be diverted further north onto the Old Belgard Road. A letter of
consent outlining the shared access strategy accompanies this application.

In response to Item 2 (a), the overall height, density and unit mix of the scheme have been reduced to be
more sympathetic with the existing area and more closely aligned with the proposed LAP.
The number of storeys has been reduced from 4-10 storeys to 4-7 storeys, thus reducing the overall
proposed height from 32.5m to 23m (Block A) and 26.2m to 23m (Block B).
The amended proposal has been reduced in height by 3 storeys and steps down gradually to Colbert’s
Fort to the south. The revisions to the scheme take into account the height of the development to a height
below that of the previously approved developments in the vicinity of Airton Road (TUD) and Belgard
Gardens (Town Centre).
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Figure 4 - Proposed Elevations

In response to Item 2 (b), the number of north facing units has been reduced from 113 to 83 units. No
single aspect north facing units are proposed on site.

The floor plans have all been redesigned to reduce the number of north facing apartments, significantly
increasing the Dual Aspect ratio and improving the quality of spaces proposed. The ground floor has been
reconfigured to incorporate own door dual aspects units which will provide a greater contribution to the
external passive surveillance of the scheme and internal amenity of units through increased
sunlight/daylight penetration to living areas and bedrooms.
In response to Item 2 (c), a creche catering to the childcare needs of up to 30 children is now provided to
the north west of Block A at ground floor level, in accordance with size and staffing requirements outlined
in the The Planning System and Flood Risk Management (2009) and Sustainable Urban Housing - Design
Standards for New Apartments 2018 (as amended).
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The initial scheme has been redesigned to accommodate a creche facility with associated open play area.
The residential amenity spaces have been relocated to the south of Block B and activate frontage to the
small plaza from Colbert’s. The residential amenities include a reception, gym, residents lounge and
flexible event room.
In response to Item 2 (d), the external finishes, materials and detailing of the proposed buildings have
been further refined and are considered to make a positive contribution to the character of the area over
a long term. The proposed landscape strategy will further enrichen the visual impact on the scheme with
great consideration given to the public realm. Landscaped streetscapes will help nestle the development
into a more amenable and accessible setting while enhancing connectivity and legibility to the
surrounding sites.

Figure 5 – Proposed Materials

As outlined above, the green space and small plaza to the south of Block B opens onto Colbert’s Fort,
encourages casual resident interaction through the provision of seated areas.
A high quality linear space to the east of the site allows for future expansion with the neighbouring HSE
site.
A permeable paved shared route to the west of the site provides vehicular access to the basement.
Fire/emergency and refuse access is from Colbert’s Fort via a one-way route along the western access
road.
A communal courtyard has been designed to facilitate play and interaction. The design of the space
combined with the materials and planting specification proposed also allow for quiet contemplation with
seated areas interspersed throughout.
The development site extends to an area of 9130sq.m and therefor the minimum open space required on
the site is 913sq.m. 1095sq.m (12% of the site) of public open space is provided in accordance with the
requirement of the development plan.
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Figure 6 – Open Space and Landscape Masterplan

We refer to the landscape masterplan prepared by Cunnane Stratton Reynolds for comprehensive
detailing in regards to the open space provisions, landscaping treatment and furniture, and details
regarding the proposed play spaces.
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3

SPECIFIC INFORMATION REQUESTED BY AN BORD PLEANÁLA

3.1

Item No. 1
“Examination of a greater number of apartments in terms of daylight/sunlight analysis to ensure
adequate amenity for future residents.”
Applicant’s Response
All apartments at ground and first floor level in Blocks A and B have been assessed in terms of daylight
and sunlight analysis. The second floor of Block A was also assessed having regard to its orientation. We
refer to the Sunlight/Daylight Analysis prepared by JAK for more information.

3.2

Item No. 2
“Visual impact assessment in relation to impact of height of development, with specific reference to
dwellings on Colbert's Fort.”
Applicant’s Response
A visual impact assessment has been prepared and accompanies this application. Particular attention has
been given to the potential visual impact of the proposal on properties at Colbert’s Fort.

3.3

Item No. 3
“Site layout plan to be considered in the context of DMURS and pedestrian movement from
the proposed apartment blocks to the entrance of the site.”
Applicant’s Response
Further consideration has been given to the principles of DMURS in relation to the Site Layout Plan. We
refer to the DMRUS Statement prepared by Curtins Consulting Engineers for more information.

3.4

Item No. 4
“Certainty to be demonstrated over future of shared access road with neighbouring industrial
development to the west and redesign of this road as a street.”
Applicant’s Response
The access road has been redesigned to include stop lines and further clarity on the interaction of vehicles
between the proposed development and nearby commercial units. The design has been updated to
ensure that pedestrians associated with the proposed development and nearby industrial units are kept
separate from vehicle movements.
The Applicant has engaged with the owners of the adjoining Comans site in relation to the shared access.
It is agreed that the access road will no longer serve as access for HGVs to the Coman site. The road will
instead be used by staff and deliveries travelling by car/light vans only. HGV access will be diverted further
north onto the Old Belgard Road. A letter of consent outlining the shared access strategy accompanies
this application.

3.5

Item No. 5
“Noise impact assessment to be undertaken given context of site adjoining an industrial warehouse
unit.”
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Applicant’s Response
A noise impact assessment taking into consideration the surrounding industrial uses has been prepared
by JAK Consulting and accompanies this application.
3.6

Item No. 6
“Response to issues raised in the reports issued by the Roads Department and Environmental
Services Department, as addressed in the PA Opinion dated 29th October 2019 and attached in
appendices D and E.”
Applicant’s Response
Responses to the issued raised in the Road and Environmental Services Departments Reports have been
addressed in Curtins Response to SDCC and ABP Comments.

3.7

Item No. 7
“A life cycle report shall be submitted in accordance with section 6.3 of the Sustainable Urban housing:
Design Standards for New Apartments (2018). The report should have regard to the long term
management and maintenance of the proposed development. The applicant should consider the
proposed materials and finishes to the scheme including specific detailing of finishes, the treatment of
balconies in the apartment buildings, landscaped areas, podium design, pathways, and all boundary
treatments. Particular regard should be had to the requirement to provide high quality and sustainable
finishes and details which seek to create a distinctive character for the development.”
Applicant’s Response
A lifecycle report has been prepared by JAK Consulting and accompanies this application. The report
addresses the long term management and maintenance of the BTR Development including proposed all
materials and finishes including a rationale for their selection.

3.8

Item No. 8
“Mobility Management Plan.”
Applicant’s Response
A Mobility Management Plan has been prepared by Curtins Consulting Engineers and accompanies this
application.

3.9

Item No. 9
“Construction and Demolition Waste Management Plan.”
Applicant’s Response
A comprehensive Construction and Demolition Waste Management Plan has been prepared by Curtins
Consulting Engineers and accompanies this application.

3.10

Item No. 10
“A detailed schedule of accommodation which shall indicate compliance with relevant standards in
the Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities' 2018.”
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Applicant’s Response
A detailed schedule of accommodation prepared by C + W O’Brien Architects is included in this application
and demonstrates compliance with the Sustainable Urban Housing: Design Standards for New
Apartments, Guidelines for Planning Authorities 2018 (as amended).
3.11

Item No. 11
“A proposed covenant or legal agreement further to which appropriate planning conditions may be
attached to any grant of permission to ensure that the development remains in use as Build-to-Rent
accommodation. There shall be a requirement that the development remains owned and operated by
an institutional entity and that this status will continue to apply for a minimum period of not less than
15 years and that similarly no individual residents units are sold or rented separately for that period
(your attention is drawn to the provisions of Specific Planning Policy Requirement 7 of the 'Sustainable
Urban Housing: Design Standards for New Apartments, Guidelines for Planning Authorities' 2018).”
Applicant’s Response
A legal covenant committing to the use of the development as a Build-to-Rent scheme for at least 15 years
is prepared by the Applicant’s Solicitor and accompanies this application. The units will not be sold or
rented separately for the duration of this period.

4

STATUTORY CONSULTEES
As outlined in the Board Opinion, the following prescribed bodies were notified prior to lodging this
application.
1.
2.
3.
4.
5.
6.
7.

Irish Water
Department of Defence
The Irish Aviation Authority
Transport Infrastructure Ireland
National Transport Authority
Coras Iompair Eireann
South Dublin County Childcare Committee

Each of the above prescribed bodies were contacted prior to lodgement and nominated to have a soft
copy of the planning application sent to them for review.
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CONCLUSION
As demonstrated in this report and accompanying reports and technical statements, it is considered that
the responses adequately address the items raised by An Bord Pleanála in their opinion dated 2 December
2019.
In conclusion, it is considered the development represents the proper planning and sustainable
development of the area and should be granted permission accordingly.
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