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1 INTRODUCTION 

We, Brock McClure Planning & Development Consultants, 63 York Road, Dun Laoghaire, Co. Dublin are 
instructed to prepare this Statement of Response on behalf our client Ted Living Limited, Riverside One, 
Sir John Rogerson's Quay, Dublin 2.  

The development proposal provides for of 146 Build to Rent residential units, a retail unit, residential tenant 
amenity space, conversion and works to DunLeary House (a Proposed Protected Structure) to historic office 
suits all located on a site of 0.55 ha at the former TedCastles site and Dun Leary House.    

This response has been prepared with direct input from: 

• Ted Living Limited – the applicant  

• MOLA Architecture -Urban Designers and Architects -Design Architects 

• Brock Mc Clure Planning and Development Consultants  

• DBFL Consulting Engineers 

• Cameo + Partners, Landscape Architects 

• AWN Consulting Engineers 

• O Connor Sutton Cronin Consulting Engineers  

• David Slattery Conservation Architects -  Historic Building Consultants  

 

This Statement of Response is lodged as an accompanying report for the subject proposal and should be 
read in conjunction with all plans and particulars submitted as part of the overall planning application.  

Please note that these application documents include reference to the opinion of An Bord Pleanála given 
under section 6 of the Planning and Development (Housing) and Residential Tenancies Act 2016. The said 
opinion is a pre-condition to the making of a valid application direct to the Board. It will be published into 
the public domain by An Bord Pleanála. These references to the said opinion are made to establish the 
formal proofs for the making of a valid application and for narrative and historical context. Having regard 
to section 6(9) of the Act, no reliance whatsoever is placed on the said opinion for the purposes of this 
formal planning process. 
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2 REQUIREMENT FOR THIS STATEMENT 

This report is prepared in response to the issues raised by An Bord Pleanala following the pre-planning 
application process for a Strategic Housing Development at the subject site. ABP Pre-Application Reference 
ABP-305866-19 refers and the opinion issued in response to the pre-planning application lodged on 8 
November 2019.  

An Bord Pleanala clearly set out the following in the formal ‘Notice of Pre-Application Consultation Opinion’ 
issued: 

“An Bord Pleanala has considered the issues raised in the pre-planning consultation process and, having 
regard to the consultation meeting and the submission of the planning authority, is of the opinion that 
the documents submitted with the request to enter into consultations constitutes a reasonable basis 
for an application for strategic housing development”.  (our emphasis) 

The opinion further set out specific information that should be submitted with the application. Section 4 of 
this report sets out a comprehensive Design Team response to the requested items.  

In addition, the opinion set out that the applicant shall notify the following authorities in the event of the 
making of a formal planning application: 

1. Irish Water 

2. Transport Infrastructure Ireland 

3. National Transport Authority 

4. The railway operator – Iarnrod Eireann 

5. Commission for Railway Regulation  

We can confirm that the prescribed bodies identified by An Bord Pleanala have been contacted and a full 
copy of the planning application currently under consideration has been furnished to the authorities 
referenced.  
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3 SPECIFIC INFORMATION REQUESTED 

3.1 Specific Items Requested by An Bord Pleanala  

The Board opinion sought the following specific items as part of the opinion. The applicant’s response to 
each item 1 – 8 is set out herein for the benefit of An Bord Pleanala.   

3.1.1 Item 1 

Notwithstanding that the proposal constitutes a reasonable basis for an application, the prospective 
applicant should satisfy themselves that the proposal to remove Dunleary House (Yellow Brick House) 
and associated boundary provides the optimal urban design and architectural solution for this site and in 
this regard, the proposed development shall be accompanied by an architectural report and 
accompanying drawings that outline the design rationale  for the proposed building form in the context 
of the site topography and the architectural/ landscape sensitivity of the wider area having regard to inter 
alia, National policy and Local planning objectives concerning building height, scale and massing in light 
of the publication of ‘Urban Development and Building Height’ 2018 and specifically with reference to 
Chapter 3 Building Height and the Development Management process, of the said guidelines. The 
applicant should satisfactorily demonstrate that the proposed development complies with the criteria as 
set out in section 3 of the guidelines in terms of the wider neighbourhood and the street, and responds 
positively to the specific characteristics of the site. 
 
In this regard an appropriate assessment in relation to section 8(1)(iv) of the Planning and Development 
(Housing) and Residential Tenancies Act 2016, that outlines consistency with the relevant development 
plan and that specifically addresses any matter that maybe considered to materially contravene the said 
plan, if applicable. 

Applicant Response 

The scheme as lodged with the Board does not propose to remove DunLeary House. It is proposed to draw 
on its streetscape value and modify the building so that it is integrated into the development.  
 
The design concept detailed by MOLA Architecture is to redevelop the building, incorporate original 
features where appropriate and elevate new development above the parapet. It is proposed to provide co-
working office suites within the building which is reflective of its original purposes as offices of the coal 
yard. The proposed office use provides a clear purpose and identity to the retained building, and complies 
with the Neighbourhood Centre zoning for the site.  
 
It is clear that the architectural value of the existing building and boundary is the contribution of its two 
principal elevations to the streetscape at this corner of DunLeary Hill. This streetscape value is retained and 
enhanced by way of the subject scheme which incorporates the principal elevations and existing boundary 
treatment into the development.  
 
The design approach by MOLA Architecture has been guided by advice from David Slattery Historic Building 
Consultants. The team have carefully reviewed case study examples in both Ireland and internationally, 
where original industrial sites have been redeveloped with key original features being incorporated into the 
new scheme.  
 
The applicant received notification on 15 January 2021 that it is proposed to “include the House at Dunleary 
House, Old Dunleary Road, Dún Laoghaire, Co. Dublin in the Record of Protected Structures (Appendix 4) in the 
Draft County Development Plan 2022-2028”. The letter does not provide any rationale for inclusion of the 
building on the RPS, as required by the Architectural Heritage Protection Guidelines.  
 
The Chief Executive’s Report on the Draft County Development Plan (July 2021) recommended a material 
amendment to the Draft Plan to delete Dun Leary House from the Record of Protected Structures. In 
October 2021, the Elected Members voted against the Recommendation of the Chief Executive and at the 
time of writing, the building is a Proposed Protected Structure. We note that the proposed amendments to 
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the Draft Plan that are now on public display (November 2021) propose to amend the wording of the listing 
of this building as follows:  
 

 
Fig 1: Extract from proposed amendments to Draft County Development Plan 2022-2028 
 
 We note therefore that is most likely that the final Development Plan will include the main ‘yellow brick’ 
building as a Protected Structure.  
 
It is submitted that the works proposed to DunLeary House are appropriate and necessary in order to knit 
the building into the new development. There will be some removal of the existing building in order to 
incorporate it successfully into the new development.  The full details of the proposed works are clearly set 
out in the Design Statement and drawings by MOLA Architects and the Architectural Heritage Impact 
Assessment prepared by David Slattery Historic Building Consultants.  
 

 
Fig 2: Proposed Plans for DunLeary House by MOLA Architects  
 
 
The original boundary condition at the corner of DunLeary Hill/Cumberland Street is to be retained and 
incorporated into the development. This approach accords with SLO 153 of the County Plan and 
acknowledges the architectural value of this building is its relationship with the street.  
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Fig 4: CGI view of new development 
 
As noted by David Slattery Historic Building Consultants Ltd., the retention of the outer walls of a historic 
structure can protect and maintain its contribution to the character of the streetscape and of the wider 
area, while facilitating the contemporary redevelopment of the site. In this case, it is submitted that the 
new structures constructed behind/within the historic walls are of high architectural quality and are clearly 
modern and contemporary in style. This ensures clear legibility of the extents of the historic building. 
 
The relative height of the proposed new structure compared to the existing structure is considered to be 
appropriate to the domestic scale of the existing structure. The existing eaves of the historic structure will 
be retained, illustrating the original form of the roof.    
 
We also refer the Board to the narrative within the Landscape & Visual Impact Assessment prepared by 
Mitchell + Associates, which states in relation to the existing building:  
 
As a result of retaining Dunleary House within the embrace of the proposed new development, the local 
landmark presence it conveys will be retained and indeed enhanced through the development of the proposed 
design. The architectural design successfully integrates the accepted qualities of the existing house and garden 
within a development which will deliver residential development of an appropriate scale in a manner which 
complements the existing urban landscape and public realm. The impact of the proposed development on the 
local landscape is therefore generally positive.  
 
The Board is directed to the enclosed Architectural Design Statement and the Architectural drawings 
prepared by MOLA Architecture which sets out details of the design context for the form of the proposed 
development, including the design rationale having regard to the site context, orientation, topography, 
consideration of the wider area, adjacent properties, scale/massing, building height, access and visual 
impact.    
 
In terms of Visual Impact An Bord Pleanala are referred to the enclosed Landscape and Visual Impact 
Analysis prepared by Mitchell and Associates, the conclusion of aforementioned report is set out above.   
 

Compliance with Section 3 of the Building Height and Development Management Guidelines 

Section 6.2 of the Architectural Design Statement sets out an analysis of the proposed development in 
terms of the specific criteria outlined in the Urban Development and Building Heights Guidelines for 
Planning Authorities (2018).   
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In addition An Bord Pleanala are referred to the enclosed Statement of Consistency and the Material 
Contravention Statement prepared by Brock McClure Planning and Development Consultants which 
assesses the proposed development under the Development Management Assessment Criteria.   
 
The documents enclosed by the applicant have demonstrated that the proposed development has 
addressed the specific development criteria requirements of the Guidelines and is in compliance with the 
key SPPRs and development criteria requirements.  
 

Material Contravention  

In addition to the above An Bord Pleanala are referred to the enclosed Statement of Consistency and the 
Material Contravention Statement prepared by Brock McClure Planning and Development Consultants 
which assesses the proposed development under each of the specific criteria set out in Section 3 of the 
Urban Development and Building Height Guidelines 2018.  
 
It is acknowledged that it is ultimately the decision of An Bord Pleanala as to whether the proposed 
development represents a material contravention of the Dun Laoghaire Rathdown County Development 
Plan 2016-2022 and if minded to do so, can grant permission for the proposed development by reference 
to the provisions of Section 37(2)(b) of the Planning and Development Act 2000 (as amended). 

 

3.1.2 Item 2 

A Daylight/Sunlight analysis, showing an acceptable level of residential amenity for future occupiers and 
neighbours of the proposed development, which includes details on the standards achieved within the 
proposed residential units, in private and shared open space, and in public areas within the development 
and in adjacent properties. Specific regard should be had to ground floor apartments at sensitive locations 
and existing adjacent properties. Drawings that detail dual aspect ratios should be clearly laid out and 
accompanied by a detailed design rationale report.  

Applicant Response 

In response the applicant has enclosed a Sunlight and Daylight Analysis report prepared by O Connor Sutton 
Cronin Consulting Engineers.  This concludes as follows:  
 
Internal daylight within the proposed development 
The analysis confirms that across the entire development excellent levels of internal daylight are achieved. The 
majority of apartments not only meet but greatly exceed the recommendations outlined within the BRE 
Guidelines and British Standard BS8206, achieving a 98.9 % compliance rate across the proposed apartments.  
 
Sunlight to proposed development amenity spaces 
In terms of sunlight access, excellent levels of sunlight are experienced across the proposed development. The 
communal amenity spaces and roof top terraces provided exceed the BRE guidelines for sunlight on the test 
day of 21st of March. Also, excellent levels of sunlight will be achieved during the summer.  
 
Sunlight to windows within the proposed development 
The annual probable sunlight hours assessment has shown that 46% of the windows across the development 
achieve the recommended APSH values stated in the BRE Guidelines, while 48% of windows achieve the 
recommended values during the winter months, when sunlight is more valuable.  
 
Impact to surrounding properties 
The Vertical Sky Component analysis has shown that the surrounding properties will perceive an impact due to 
the proposed development over the existing scenario, this is normal due to the comparison between an empty 
brownfield site and the construction of any new development higher than that. However, the Average Daylight 
Factor analysis shows that the adjacent properties will still achieve excellent levels of daylight in the majority 
of surrounding properties once the proposed development is built.  
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The annual probable sunlight hour (APSH) analysis has shown that the adjacent properties will still receive 
good levels of sunlight once the proposed development is constructed. Only two of the windows selected for 
analysis will perceive an impact on sunlight during the annual period. All selected windows meet the 
recommended APSH winter time values, when sunlight is more valuable. In relation to overshadowing, 
negligible impact will be perceivable to adjacent open spaces.  
 

As requested by An Bord Pleanala MOLA Architecture have enclosed details of the dual aspect provisions 
within Section 6.3 of the Architectural Design Statement and the dual aspect units are clearly marked  on 
floor plans with a “D” in the MOLA Housing Quality Assessment in addition to being listed on the detailed 
schedules.  The Scheme provides for 65no. dual aspect units in total, which equates to 44.5% overall. This 
figure is notably above the minimum standard of 33% set out in the Apartment Guidelines (March 2018). We 
note that SPPR 4 states:  

“In relation to the minimum number of dual aspect apartments that may be provided in any single apartment 
scheme, the following shall apply: (i) A minimum of 33% of dual aspect units will be required in more central 
and accessible urban locations, where it is necessary to achieve a quality design in response to the subject site 
characteristics and ensure good street frontage where appropriate” 

The subject site is situated in a central and accessible urban location. The scheme delivers a new streetscape 
and extensive public realm enhancements to 3 streets, including new public spaces and measures to 
improve safety of pedestrians and cyclists. On this basis, it is evident that the 33% figure for dual aspect 
units applies in this case. The scheme achieves 44.5% overall as set out on the drawings and schedules 
provided by MOLA Architects.  It is submitted that this figure is in accordance with the Guidelines and the 
scheme has been carefully considered to deliver an excellent level of amenity for future residents.  

 

3.1.3 Item 3 

A mobility management strategy that shall be sufficient to justify the amount of parking proposed for 
cars and bicycles.  

Applicant Response 

In response to item No. 3 of the An Bord Pleanala opinion a Mobility Management Plan and a Traffic and 
Transport Impact Assessment prepared by DBFL Consulting Engineers is enclosed as part of this application. 

In addition to the above the Planning Report and the Statement of Consistency prepared by Brock Mc Clure 
Planning and Development Consultants provides justification relating to the proposed provision of car and 
bicycle parking relating to the proposed development.   

 

3.1.4 Item 4 

Additional drainage details for the site. Having regard to the requirements of the Drainage Planning as 
indicated in their report and contained in section 1.3 of the Planning Authority’s Opinion. Any surface 
water management proposals, combined sewer diversion and other technical aspects of the proposal 
should be considered in tandem with any Flood Risk Assessment, which should in turn accord with the 
requirements of ‘The Planning System and Flood Risk Management’ (including associated ‘Technical 
Appendices’), specifically with reference to possible tidal flooding factors.  
Applicant Response 

The applicant refers An Bord Pleanala to the enclosed reports prepared by DBFL Consulting Engineers: 

(1) Infrastructure Design Report  
(2) Preliminary Culvert Diversion Methodology report 
(3) Site Specific Flood Risk Assessment 

They address the specific items referenced in item 4 above and set out the addition drainage information 
requested by An Bord Pleanala.    
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DBFL Consulting Engineers can confirm that the associated ancillary drainage proposals relating to the 
proposal have been fully considered in tandem with the requirement of the Planning System and Flood Risk 
Management and the associated technical appendices.    

3.1.5 Item 5 

A site layout plan showing which, if any, areas to be taken in charge by the planning authority, and a 
detailed public realm strategy that outlines the provision of durable and acceptable materials and 
finishes that comply with the technical requirements of the planning authority. The applicant shall 
clarify how the works in the public realm will be carried out and by whom.  

Applicant Response 

In response to item 5 An Bord Pleanala are referred to the enclosed drawing prepared by DBFL Consulting 
Engineers which identifies the areas to be taken in charge (refer to DBFL drawing No/ 190057-2003-P03).    

The details of the proposed public realm strategy is set out in the enclosed reports and drawings prepared 
by DBFL Consulting Engineers and Cameo + Partners Landscape Architects.   

In addition the applicant has enclosed a Preliminary Construction Management Plan/Construction Traffic 
Management Plan  and a document entitled “Preliminary Culvert Diversion Methodology” prepared by 
DBFL Consulting Engineers which sets out how the works within the public realm will be carried. 

The applicant can confirm to An Bord Pleanala that the public realm works proposed as part of this SHD 
Planning Application will be carried out by the applicant.  A letter of consent from Dun Laoghaire Rathdown 
County Council is enclosed as part of this SHD planning application.    

  

3.1.6 Item 6 

A detailed Construction Traffic Management should be prepared with specific reference to any proposed 
sewer diversion works in the public road. 
Applicant Response 

In response to item 6 the applicant has enclosed a detailed Preliminary Construction Traffic Management 
Plan/Construction Traffic Management Plan prepared by DBFL Consulting Engineers.  In addition, DBFL 
Consulting Engineers has enclosed a separate document entitled “Preliminary Culvert Diversion 
Methodology”.  

3.1.7 Item 7 

Construction and Demolition Waste Management Plan. 
Applicant Response 

We refer An Bord Pleanala to the enclosed Construction and Demolition Waste Management Plan prepared 
by AWN Consulting Engineers.  

3.1.8 Item 8 

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 residential 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 Response 

The applicant (Ted Living Limited) has enclosed a draft covenant/legal agreement as part of this SHD 
planning application.     



Statement of Response to An Bord Pleanala Opinion: Lands at the former Ted Castles site & DunLeary House, Dun Leary Road, 
Cumberland Street and Dun Leary Hill, Dun Laoghaire 

    
    

  
10 

4 CONCLUSION 

We trust that the above report and enclosed documentation positively addresses the issues raised in An 
Bord Pleanala’s Opinion.  

The Design Team has finalised the scheme on the basis of feedback received throughout the consultation 
process and we submit that the final proposal now submitted is reflective of all comments received. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


