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EXECUTIVE SUMMARY 

 
Introduction 

 
Á This Planning Report and Statement of Consistency with Planning Policy relates to a 

Strategic Housing Development application to An Bord Pleanalá for the construction 
of 204 dwellings and associated works at Stoney Hill Road, Rathcoole, County Dublin.  
The application is submitted on behalf of Romeville Developments Ltd. 
 

Á The purpose of this report and statement is to examine whether the proposed 
development adheres to relevant national, regional and local planning policy.  Further 
details of compliance with specific housing standards can be found in additional 
reports that have been prepared by C&W Oô Brien Architects. 
 
Site and Project Description 

 
Á The development site is some 7.985 hectares in size and comprises of both the 

residential development site, east of Stoney Hill Road, and a crèche site, north-west 
of Stoney Hill Road, adjacent the roundabout connecting with Stoney Hill Lane to 
Rathcoole village, which is a 5-6 minute walk from these sites.  Rathcoole contains a 
range of services and facilities and has regular public transport connections to Dublin 
City Centre via no. 69 and 69X Dublin bus. 

 
Á The proposed development on lands east of Stoney Hill Road will consist of the 

construction of 151 no. houses (including duplex units) and 53 no. apartments 
(including apartments within duplex units), following demolition of 5 existing dwellings 
and associated outbuildings on site.  The houses will be a mix of semi-detached and 
terraced with 7 different typologies of two storey units with and without dormer 
windows and rooflights.  The duplex units, incorporating apartments, are 3 storey in 
height in a terraced arrangement.   

 
Á 39 apartments are proposed within a single four storey apartment block, with a 

basement/undercroft parking area on the ground floor, in the north western corner of 
the site adjoining Stoney Hill Road.  The development includes vehicle and bicycle 
parking provision in excess of local standards.  The proposed development also 
includes public and communal open space provision over local requirements and 
national targets and a linear park along the southern boundary of the site.  All other 
facilities and ancillary works associated with a development of this nature are also 
proposed. 

 
Á A mix of 1, 2, 3 and 4 bed units are proposed in the development in an array which is 

entirely appropriate for this suburban location and potential owners/occupiers. 
 

Á The residential development will be supported by a childcare facility, with all necessary 
ancillary facilities, on land west of Stoney Hill Road and within the Peyton Estate. The 
proposed childcare facility has been designed to national guidelines and local planning 
policy requirements.  Demand for and justification of the size of the childcare facility, 
as proposed, in contained in the Childcare Demand Analysis which supplements this 
planning report and SHD application. 
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Á The proposed development will connect to existing public, foul and surface water 
networks and will be supported by on-site attenuation tanks.  This is demonstrated in 
the Infrastructure report prepared by Aecom submitted with this application.  The 
infrastructure report has identified the upgrading of the Tay Lane pumping station 
required to support the proposed development.  The applicant will provide a temporary 
on-site treatment solution while the upgrade works are taking place at the Tay Lane 
pumping station.  Furthermore, the applicant will agree to make a financial contribution 
to Irish Water as part the required upgrade works. 

 
Site Layout Considerations and Concept 
 

Á When conceptualising the schemesô proposed layout, there were a number of site 
constraints which required close attention, such as sloping (north-south) site levels, 
existing watermains and wayleave, overhead ESB lines and hedgerows.  The 
constraints at hand molded the design proposal with the identification of the proposed 
main site access to the south on the western boundary of the site on Stoney Hill Road 
(north western access road system into the site (north to south) is impractical due to 
site levels), the provision of a linear park along the southern boundary of the site and 
housing layout around pockets of open space areas and retained hedgerows and 
landscaping. 

 
Á Public open space areas (Areas A1-E) to be provided on site, discounting the 

communal open space (Area A2) and the linear park, amounts to 15.05% of the sites 
developable area.  The primary hedgerow arrangements on site, along and at the 
southern, eastern and western boundaries, are being retained as part of the proposed 
development.  Removal of hedgerows to facilitate an appropriate form and density of 
development will be compensated by replacement planting and landscaping. 

 
Á The proposed housing is designed to a high quality in terms its siting, spacious internal 

and external spaces, access to light and proximity to high value open spaces and the 
countryside.  The apartment block with an independent access to the 
basement/undercroft at ground level, has been designed to a high quality to 
accommodate a higher density in this edge of centre location with direct access to 
Rathcoole.  The proposed materials for both housing and apartment block have been 
chosen to integrate with their settings and to match existing external housing material 
finishes in this part of Rathcoole. 
 

Á Allocation of car and bicycle spaces on site adhere to local standards and promote 
more sustainable modes of travel, particularly from the apartment block.  

 
Á The proposed landscaping scheme for the development has been designed around 

the existing natural features to be retained in and around the site and for the creation 
of outdoor places for residents and visitors to enjoy.   

 
Á The development will be connected to all required utilities either through 

connection/upgrades to existing networks or installation of new connections. 
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Compliance with Planning Policy 
 

Á Compliance of the proposed development with national and regional planning policy, 
which includes consideration of section 28 guidelines, is the key test to the suitability 
of the proposal. 
 

Á The proposed development is considered to meet and exceed the relevant National 
Planning Policy (NFP) objectives relating to physical development in the built 
environment.  This is achieved through; its proximity to Rathcoole and existing built 
form along its southern and eastern environs; the development will provide a high 
quality material palette and modern design, which follows local character and 
landscape and a mix of tenure making it attractive to a wide demographic; this edge 
of centre site in the Greater Dublin area provides high quality sustainable housing with 
access to a variety of employment opportunities and facilities; the development, as 
proposed, will provide an infill residential urban extension at an acceptable density for 
its location with an appropriate concentration of units in a 4 storey apartment block, in 
an otherwise undevelopable part of the site adjacent the Rathcoole urban edge. 

 
Á The tenure of housing proposed, to use 10% of units developed for social housing 

purposes, addresses the Rebuilding Ireland Action Plan for Housing and 
Homelessnessôs aim of increasing the provision of social housing in the new Irish 
housing stock.  Furthermore, the increase of private housing in the development to the 
local housing market will satisfy demand and will contribute to reducing the countryôs 
private housing market affordability gap. 

 
Á The residential expansion of smaller rural towns with the provision of healthy 

environments and access to quality housing and employment opportunities is a core 
sustainability objective in the Eastern and Midland Regional Assemblyôs Regional 
Spatial Economic Strategy (RSES) (formerly the Regional Planning Guidelines (RPGôs) 
for the Greater Dublin Area 2010 ï 2022).  The proposed development would be 
commensurate with this policy objective. 

 
Á The main principles in the Guidelines for Planning Authorities on Sustainable 

Residential Development in Urban Areas (2009) have been influential in designing and 
creating the proposed scheme.  Regarding main sustainability principles, the site is a 
sequentially appropriate edge of centre location abutting a suburban centre with local 
facilities and public transport links to Dublin City and the Greater Dublin region.  The 
residential development has been configured to integrate with a variety of open spaces 
and the local footpath and cycle network, to reduce relying on the car for local trips.  
In terms of suggested densities, the site would be construed as being an edge of 
centre site where densities of 30-40+ dwellings per hectare are advised. 

 
Á The proposed housing number and density per hectare achieved, as per the relevant 

guidelineôs formula, was arrived at following consideration of a number of factors.  
These include; the proximity of the site to Rathcoole centre, where higher densities 
are encouraged in national policy and guidelines; the requirement to provide a 
residential apartment block in the north western corner of the site to make use of the 
entire land holding adjacent the Rathcoole urban edge, which is not suitable for 
traditional housing due to its steep topography; the requirement to retain as much 
mature trees and hedgerows as possible on site; protection of the Casement 
Aerodrome flight path, and the need to follow the existing housing character in this 
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part of Rathcoole which is made up on predominately two storey dwellings.  Delivering 
a net density of 40 units per hectare in the proposed development is supported in 
national guidelines.  The guidelines recommend providing higher deities of between 
30-40 dwellings per hectare in centrally located sites in small towns.  The proposed 
development site being on the edge of Rathcoole is not far removed from its centre 
and would therefore qualify for the provision of 40 dwellings per hectare 

 
Á The Urban Design Manual (2009), an accompanying document to the Sustainable 

Residential Development in Urban Areas (2009), provides guidance on the core 
principles to be followed when designing and creating distinct high quality places.  The 
manualôs óIn Practiceô suggestions formed the basis of local and site specific analysis, 
such as topography obstacles, relationships with adjoining lands, pre-planning 
engagement, etc.  The schemeôs design and landscape concepts have been assessed 
against criteria in the manual and feature in the Architectural and Landscape Design 
Statements by C&W Oô Brien Architects and Doyle - Oô Troithigh Landscape and 
Architecture, respectively. 

 
Á The Sustainable Urban Housing: Design Standards for New Apartments (2018) 

Guidelines improves the standard and quality of apartment living.  It provides a number 
of specific planning policy requirements that apartment complexes in edge of centres 
should achieve.  Summaries of these requirements are: apartments should have 50% 
one-bed or studio units (studios should not increase 20-25%) with no minimum 
requirement for two and three bedroom units; in suburban / intermediate locations, 50% 
apartments to have dual aspect views; ground level apartments to have 2.7 metre floor 
to ceiling heights and apartment schemes should have 12 units per floor per core.  The 
proposed apartment block has been designed to comply with these specific 
requirements.  Further justification can be found in the Apartment and Housing Quality 
Assessment document prepared by C&W OôBrien Architects. 

 
Á The scheme design has paid close attention to the guidance within both the Delivering 

Homes, Sustaining Communities Guidelines and Quality Housing for Sustainable 
Communities Best Practice Guidelines.  The Best Practice Guidelines are made up of 
fundamental and exceptional standards the design of new residential developments 
should achieve, such as; best use of land and infrastructure when delivering housing; 
cost effective solutions for design and building environmentally friendly, healthy, 
accessible and visually attractive and well maintained homes people are proud to live 
in.  Further details on the proposed developments assessment against these 
standards is included in the Apartment and Housing Quality Assessment document 
prepared by C&W OôBrien Architects. 

 
Á Building height requirements in urban areas are contained in the Urban Development 

and Building Height Guidelines for Planning Authorities 2018.  The Special Planning 
Policy Requirements (SPPRôs) in these guidelines take precedence over conflicting 
provisions in development plans.  The SPPRôs in these guidelines set out specific 
guidance around urban development and building height.  One of the primary 
requirements, which this proposal achieves by including the apartment block in the 
north western corner of the development site, is the need to increase building heights 
in urban locations adjacent key transport corridors.  Further examples of how the 
proposed apartment block complies with the SPPR guidance would be; how it sets the 
tone for the rest of the development with a design and finish that would blend with and 
enhance its urban edge with Rathcoole; it promotes permeability through the siteôs 
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built form and open spaces from the pedestrian / cycle access in the north west corner 
of the site through the soft landscaped plaza adjacent and connected to the apartment 
block and rear open space area; it utilises an area of the site which is unsuitable for 
traditional housing standards due to its steep topography; it adds a diverse mix of unit 
typologies to the development that would not be easily achievable / viable if the 
development included all houses; its massing, with a top floor set back, appears as a 
three storey building to the rear of the nearest two storey dwellings in Rathcoole Park 
to the north (some 40 metres away) making it an acceptable transition in height from 
these dwellings; daylight and sunlight impacts from the apartment block to adjoining 
dwellings would not occur and the apartment block and open space areas would have 
suitable access to daylight and sunlight, and it increases the density of the 
development to supply 40 dwellings per hectare which is entirely appropriate for the 
location of the development site which adjoins Rathcoole village. 

 
Á Design guidance for the construction and reconfiguration of Irish roads and streets is 

outlined in the Design Manual for Urban Roads and Streets (DMURS), 2019.  DMURS 
goes beyond designing streets for motor vehicular traffic and holistically accounts for 
all users in addition to vehicles, such as pedestrians and cyclists, in the design 
guidance for the provision of a sustainable road and street network.  An analysis on 
how the scheme incorporates these standards can be found in the DMURS 
Compliance Statement by Aecom and Architectural Design Statement by C&W Oô 
Brien Architects. 

 
Á The proposed crèche building and associated site facilities have been designed to 

comply with all requirements and definitions in the Guidelines for Planning Authorities 
on Childcare Facilities (2001), especially the threshold for one childcare facility with 
20 spaces to be provided for new residential developments of 75 dwellings plus. 

 
Á The National Transport Authorityôs (NTA) Transport Strategy for the Greater Dublin 

Area (GDA) 2016 ï 2035 has a vision to make the GDA a competitive sustainable city 
region with good quality of life for all residents and visitors by 2035.  This is to be 
achieved through the carrying out of a number of objectives, the five key elements 
being; strong communities, economic competitiveness, improved built environment, 
consideration and enhancement of natural environment and reducing personal stress.  
This vision and these objectives can be achieved through a number of measures such 
as; integrating land use planning and transportation, focusing and providing growth in 
identified centres, such as towns and district centres, and controlling provision of 
parking.  The location of the proposal, adjoining the countryside and Rathcoole with 
public transport links to Dublin City centre, and the density proposed ensures synergy 
between the proposed development and the NTAôS Transport Strategy for the GDA to 
2035. 

 
Á Guidelines for Planning Authorities on óThe Planning System and Flood Risk 

Management (2009)ô is the handbook guidance all decision makers and developers 
should follow when considering and pursing major residential development proposals.  
Avoiding development in flood plains, applying the sequential assessment and not 
increasing flood risk or potential in adjoining areas would be the primary Guideline 
factors to consider.  The proposal is accompanied by a Site Specific Flood Risk 
Assessment (SSFRA) which has been prepared in accordance with relevant 
legislative stipulations and the aforementioned guidelines and no flood risk has been 
discovered. 
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Á Following a screening for Appropriate Assessment, to ascertain whether the 

development would impact on the integrity of a Natura 2000 site (i.e SAC or SPA) as 
defined under Article 6 (3) of the EU Habitat Directive and Regulation 30 of SI no. 
94/1997 óEuropean Communities (Natural Habitats) Regulations (1997)ô, no 
appropriate assessment is required with this proposal. 

 
Á Development of lands east and north of Stoney Hill Road are governed by local 

planning policy in the South Dublin County Council Development Plan 2016 ï 2022.  
The scheme encompasses development within zoning objectives; RES-N (ñNew 
Residentialò to ñprovide for new residential communities in accordance with approved 
area plansò) and RU (ñprotect and improve rural amenity and to provide for the 
development of agricultureò) for the lands east of Stoney Hill Road and OS (ñto 
preserve and provide open space and recreational amenitiesò) for lands north of 
Stoney Hill Road and in the Peyton Estate.  The development has been designed in 
accordance with these zoning objectives in the local development plan. 

 
Á Local development plan housing policies and their consideration against the proposed 

scheme are contained in the Architectural Design Statement by C&W Oô Brien 
Architects, specifically relating to site layout, building typology and design, etc.  The 
schemeôs suitability with other relevant housing policies has been assessed and 
justified in this report, in addition to the architectural design analysis.  Examples of the 
other relevant housing policy considerations are: delivery of 10% social housing 
pursuant to Part V of the Planning and Development Act 2000 (as amended); 
development of sustainable communities through new residential housing schemes; 
achieving national guideline recommendation for delivering high quality designed 
residential neighbourhoods; inclusion of higher densities in appropriate locations; 
varying building heights to make a compact development which is unique and 
improves urban legibility and diversity; consideration of the amenity of adjoining 
dwellings, specifically in relation to building heights; inclusion of a varied and 
adaptable housing mix; provision of a high quality design in relation to layout and 
appearance; achieving high levels of energy efficiency from the proposed housing, 
using renewable energy sources where suitable; open space provision for active, 
passive and communal recreation and leisure which in turn boosts residential amenity 
and well being and enhances the schemeôs appearance, and careful attention applied 
to sites with steep counters / levels and topography and integration of the scheme 
design with this natural setting without overuse of engineered landscapes. 
 

Á Local policy requirement for provision of a high quality accessible childcare facility in 
conjunction with new residential communities is satisfied in this scheme. 

 
Á Sustainable transport principles in the local development plan transport and mobility 

policies have been a determining factor in designing the proposed scheme.  Options 
for alternative modes of travel, such as walking and cycling, are provided within 
scheme in how it is laid out and served.  Connections to external walking and cycling 
networks are created linking the scheme to Rathcoole village facilities and the public 
transport links to Dublin City centre, etc.  Electric charging points can be incorporated 
in the car parking space allocations throughout the scheme.  Further information and 
justification are given in the Architectural Design Statement with this application. 
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Á Compliance with local development plan infrastructure policy requirements associated 
with the scheme, such as water, foul and surface water network connections, 
sustainable drainage via relevant on-site water treatment mechanisms, assessment 
of flood risk both on site and in the context of adjoining lands and lighting systems and 
overspill minimisation, have been assessed in the applications supplementary studies.  
These include of the Infrastructure Report, Site Specific Flood Risk Assessment and 
Lighting Drawings. 

 
Á Impacts to the Casement Aerodrome, which is protected in local policy from new 

development proposals, have been assessed in two separate studies, including an 
aviation report and glint and glare assessment (which considers the impact the 
proposed solar PV panels on the apartment block roof would have on the Casement 
Aerodromeôs flight path).  Both assessments found the Casement Aerodrome to be 
unimpacted by the scheme. 
 

Á The Landscape Design Statement submitted in support of this proposal sets out how 
the scheme complies with the various green infrastructure policies in the local 
development plan. 

 
Á The Energy and Sustainability Report submitted with this application demonstrates the 

renewable energy sources that have been integrated into the schemeôs residential 
units. 

 
Á In accordance with the RES-N zoning for lands east of Stoney Hill Road and Rathcoole 

Park, an Area Plan is submitted with this application.  The Area Plan has been shared 
and presented to SDCC and has been prepared in conjunction with the emerging 
masterplan for the Council owned lands (east of the subject application site). 

 
Á The Area Plan also pays homage to the óRUô zoning along the southern boundary of 

the application site.  The permissible open space use under this zoning utilises an 
otherwise undevelopable area, with a wayleave for 3 watermains, which enhances this 
scheme and creates the opportunity for further green network connections beyond the 
site, east to the Council lands and beyond to Rathcoole Park. 

 
Á The proposed crèche has been designed; to avail of the existing access and egress 

to the site, following its previous use as a materials and machinery storage yard as 
part of the Peyton Estate development; to benefit from the existing boundary wall along 
its eastern boundary for privacy means and to minimise the impacts on the amenity of 
the adjoining dwelling on its northern boundary. 

 
Á The developmentôs proposed housing mix and typologies are entirely appropriate for 

this suburban location, with a focus on 3 and 4 bedroom family housing and provision 
of other units types, such as 1-3 bedroom apartments and 2 bedroom dwellings, which 
would appeal to young professionals and couples. 

 
Á RES-N zoning objective for public open space in the local development plan is 14% 

of the total residential development site area.  This requirement, along with national 
guidelineôs suggested threshold, is exceeded in this development proposal.  The 
southern linear parkôs area is also in addition to this public open space provision on-
site. 
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Á The proposed housing has been designed to achieve optimum space for families, 
especially in the larger units with accommodation available at loft level.  The style of 
housing units proposed and materials to be used reflect newly constructed housing 
estates adjoining and in the vicinity of the subject application site, such as the Peyton 
and the Croftwell residential estates, and are commensurate with the older 
developments surrounding the subject site.  Further details on the proposed materials 
is set out in the Architectural Design Statement and Elevation Drawings by C&W 
OôBrien Architects. 

 
Summary 
 

Á This statement demonstrates consistency between the proposed development and 
relevant national, regional and local planning policy.  The proposed development will 
be sited on a sequentially tested greenfield site which is appropriately located adjacent 
a suburban growth town.  It will make use of an under utilised greenfield site by 
providing high quality sustainable housing / community which will be integrated with 
the existing surrounding development and natural environment. 
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1.0 INTRODUCTION 
 
1.1 On behalf of the applicant, Romeville Developments Ltd, we hereby submit this 

Planning Report and Statement of Consistency with Planning Policy to accompany 
this Strategic Housing Development Planning Application to An Bord Pleanalá, in 
accordance with part 2 section 8 of the Planning and Development (Housing) and 
Residential Tenancies Act 2016 and articles 297 and 298 of the Planning and 
Development (Strategic Housing Development) Regulations 2017, in relation to a 
proposed development comprising of the residential development of 204 no. units 
and associated works at Stoney Hill Road, Rathcoole County Dublin.  

 
1.2 This purpose of this Planning Report and Statement of Consistency with Planning 

Policy is to address the requirements of national, regional and local planning policy 
as they are relevant to the proposed development. 

 
1.3 It is considered that this planning policy consistency statement demonstrates that 

the proposed development is consistent with the relevant national planning policy, 
guidelines issued under Section 28 of the Planning and Development Act 2000 (as 
amended) and with local planning policy.  

 
1.4 For details of compliance with the quantitative standards for residential units as set 

down in Quality Housing for Sustainable Communities and the 2016-2022 
Development Plan please refer to information prepared by C&W OôBrien Architects. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

 
 

 

Page | 

12 

2.0 SITE LOCATION AND CONTEXT 
 
2.1 The site comprises of circa 7.985 hectares, located to the east of Stoney Hill Road, 

Rathcoole, Co. Dublin comprising an existing undeveloped portion of the Peyton 
Residential Estate located to the west of the existing roundabout north of Stoney 
Hill Road. The site also includes part of Stoney Hill Road and part of roadway at 
the eastern side of Rathcoole Park. 

 
2.2 The subject site is bounded to the west by Stoney Hill Road, to the north by the 

existing Rathcoole Park residential estate and to the east and south by 
undeveloped lands. The application site includes 5 no. existing houses.  

 
2.3 The 69 and 69X Dublin bus services have stops located on Main Street, Rathcoole 

approximately a 5-6-minute (500 metres) walking distance from the subject site. 
 

2.4 Rathcoole village centre provides a range of services and facilities to support 
residential communities, including a hardware store, dry cleaners, butchers, 
pharmacy, take-aways, a range of restaurants and public houses, credit union, 
Bank of Ireland, bookmakers, hair and beauty services, a range of professional 
services, and other similar services typically found in town and village centres.      

 

 
Figure 1: Site Location 
Source: Google Maps 

  
 

 

Residential Site 
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3.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT  
 

General Description 
 

3.1 The proposed development on lands to the east of Stoney Hill Road will consist of 
the demolition of 5 dwellings and associated outbuildings and construction of a 
residential development comprising of 204 units.  This will consist of 151 no. houses 
(including dwelling units within the duplex typologies) and 53 no. apartments 
(including the apartments within the duplex units).  There are 28 duplexes within 
the scheme. 
   

3.2 The 151 no. dwellings comprise of 111 no. 3 bed units and 12 no. 4 bed units, in a 
mix of semi-detached and terraced type.  There are 7 typologies proposed (House 
Typologies D(19), F(18), G(12), H(40), K(14), L(12), M(8)).  Typologies H, L and M 
are two storey and typologies D, F, G and K are two storey plus dormer windows.  
The duplex units comprise a total of 28 no. 3 storey units in a terraced arrangement, 
comprising of 10 no 2 bed units and 18 no. 3 bed units, all below apartments at 
second floor level.  The apartments above the duplex units comprise of 10 no. 2 
bed units and 4 no. 3 bed units.  There are 3 main types of duplexes proposed 
(duplex house type X1(a&b), X2 (a&b) and X3(a&b) and duplex apartment type 
X1(c), X2(c) and A3(c)).  The remaining 39 no. apartments, comprising of 10 no. 1 
bed units, 23 no. 2 bed units and 6 no. 3 bed units, are located in a single four 
storey block, with basement /undercroft parking at ground floor level and a setback 
top floor, to the north west of the application site and bordered by Stoney Hill Road, 
with access also provided from Stoney Hill Road from an existing dropped kerb. 

 
3.3 The basement under the apartment block will include 49 no. car parking spaces, 

87 no. bicycle parking spaces, circulation space, plant areas, refuse storage areas 
and other associated facilities.  There will also be 12 no. visitor bicycle parking 
spaces provided for the apartment block at surface level.  A further 70 no. bicycle 
spaces will be provided throughout the scheme, including 20 no. secure bicycle 
spaces for the apartments in the duplex units and 10 no. visitor bicycle parking 
spaces at surface level.  The development will also provide a further 306 no. surface 
car parking spaces, bringing the total car parking spaces provided to 355. 

 
3.4 The development also proposes 7,608 sqm public open space, which includes a 

childrenôs playground and outdoor fitness equipment, a 331 sqm communal open 
space area in the apartment block, a 21,420 sqm linear park to the south of the site, 
new vehicular entrances from Stoney Hill Road (one to the north of Stoney Hill 
Road to the apartment building and the second to the south of the northern entrance 
serving the remainder of the development), a pedestrian and cycle access to the 
north west of the site, via the existing roundabout on Stoney Hill Road, internal 
footpaths and cycleways, 3 no. ESB substation kiosks, refuse/bin stores, public 
lighting, boundary treatments, potential pedestrian/cycle linkage to Rathcoole Park 
to the north, drainage and engineering works and all other associated and ancillary 
development/works. 

 
3.5 The total gross floorspace of the residential development is circa 23,042.73 sq.m. 
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Proposed Demolition 
 

3.6 The proposed development will involve the demolition of 5 residential dwellings with 
three garages and two outbuildings.  The majority of the residential dwellings, 
garages and outbuildings are located in the north western end of the site and 1 
dwelling and garage is located in the centre of the site, south of the agglomeration 
of dwellings, garages and outbuildings in the north western corner of the site.  All 
buildings and structures have been surveyed for the presence of roosting bats, a 
protected species under EU Directive Legislation, and no evidence of bat roosts 
were discovered. 

 
3.7 An evaluation of the subject application site as Bat roost sites for feeding and 

commuting was carried out by Brian Keeley.  This assessment is submitted with 
this application for further reference. 
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Residential Content 
 

3.8 Tables 1 and 2 below show the key characteristics in terms of unit typologies and 
mix: 
 

 
 

 
 

Type 1 (D) 19 3 2 Storey

Type 2 (F) 18 3 2 Storey

Type 3 (G) 12 4 2 Storey

Type 4 (H) 40 3 2 Storey

Type 5 (K) 14 3 2 Storey

Type 6 (L) 12 3 2 Storey

Type 7 (M) 8 3 2 Storey

Type Number Beds Height

Type X1a 6 3 3 Storey

Type X1b 6 2 3 Storey

Type X2a 4 3 3 Storey

Type X2b 4 3 3 Storey

Type X3a 3 3 3 Storey

Type X3b 4 4 3 Storey

Type X3d 1 3 3 Storey

Type Number Beds Height

Type X1c 6 2 3 Storey

Type X2c 4 3 3 Storey

Type X3c 4 2 3 Storey

6 3

Duplex - Houses

Table 1 - UNIT CHARACTERISTICS

Houses

Duplex - Apartments

Type Number Beds Height

Apartments

Number Beds

10 1

23 2

Unit Type Number Percentage

1 Beds 10 4.9

2 Beds 39 19.1

3 Beds 139 68.1

4 Beds 16 7.8

Total 204 100.0

Table 2 - MIX
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3.9 This mix of units is considered entirely appropriate for this suburban location.  The 
mix provides 1, 2, 3 and 4 bedroom units in a variety of styles. This mix provides 
for choice of unit types and will provide for a broad range of needs and requirements 
for potential owners/occupiers. 
 
Layout Concept 
 

3.10 The residential site is located on a sloping hill, with the levels ranging from 124.00 
(northern portion) at the lowest point to 140.00 (southern portion) at the highest 
point.  The slope is generally consistent, with a 1:14 rise in places.   From the outset 
of the design and layout concept, there has been a strong awareness of the site 
levels and a desire to work with the site levels. 
 

3.11 There are 3 existing watermains to the south of the site, which forms the southern 
boundary. There is a wayleave of approx. 26.5 metre over these watermains, which 
is contained within the proposed open space.  There are also overhead ESB lines 
positioned within the site that will need to be re-configured as part of this proposed 
development (see section 8 for further detail). 

 
 

Figure 2: Sloping Nature of Site 
Source: C&W OôBrien Architects 
 

 
3.12 The initial examination of the site quickly indicated that levels were the dominant 

feature of the site and any layout would have to work with the levels, rather than 


