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Sustainable and Compact Settlement Guidelines Consultation,
National, Regional and Urban Planning Section,

Department of Housing, Local Government and Heritage,
Custom House,

Dublin 1,

DO1 WBXO0

5% October 2023.

Sent by email to: nrupconsultation@housing.gov.ie

RE: DRAFT SUSTAINABLE AND COMPACT SETTLEMENT GUIDELINES FOR
PLANNING AUTHORITIES.

Dear SirlMadam,

On behalf of An Bord Pleanéla (ABP) | would like to make the following observations
on the above-mentioned Draft Guidelines.

ABP has reviewed the Draft Guidelines, with a particular focus on how and when the
policy and objective statements and the specific planning policy requirements
(SPPRs) set out therein might most effectively be implemented in development
management exercises.

In overview our comments are as follows,
Policy and Objective 3.1

‘It is a policy and objective of these Guidelines that the recommended residential
density ranges set out in Section 3.2 are applied within the statutory development
plans and in the consideration of individual ptanning applications, and that these
density ranges are refined further at a local fevel using the criteria set out in Section
3.3 where appropriate.’
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We suggest that the spatial application of density ranges as described in Section
3.1- 3.5 of the Draft Guidelines, is a matter that is best considered in a wider context
than at individual site level. For example, the carrying capacity of local infrastructure
to cater for these potential revisions in density and therefore demand for services will
require consideration by way of catchment level assessment.

Furthermore, we note that the identification of the areas to which the different density
ranges should apply, and the cross assessment of the consequence of applying
these ranges with the statutory development plan task of preparing a Core Strategy,
are matters for which the Department seeks determination at the development plan
stage (section 3.2.1 of the Draft Guidelines refers, including reference at page 14 to
‘defining and mapping central, urban, suburban and edge locations’. Also page 22
notes, ‘exceedance of the density ranges set out in this section are open for
consideration on a plan-led basis’).

ABP would share this view and it is our judgement therefore, that to ensure the
effective application of the intent which underpins policy and objective 3.1, the
Department should give consideration to stating within the final Guidelines that
planning authorities prepare, assess, and formally adopt the policies contained in the
guidelines into Development Plans and or Local Area Plans before such policies are
applied at development management stage.

On the other hand, should determinations at development management stage have
to be made in advance of the important policy work at statutory development plan
level, there may be the potential for uncertainty and/or dispute when cases come
before planning authorities or An Bord Pleanala.

In addition, in the absence of clear density range policy at statutory level, the
exercise of refining at a local level may be less successful as there may notbe a
sufficiently clear benchmark position.

SPPR 3.

SPPR3 appears to focus on Class 2 Public Open Space (section 4.4 (iv) page 37
and section 5.3.3 refer) with a fundamental requirement that statutory development
plans shall not include an objective which sets the minimum public open space
allocation at above 10%. In this regard we suggest that SPPR3 should be shortened
to include this statement alone.

We note that SPPR 3(iii) refers to cases where a lesser amount of public open space
may be warranted on site (for specific reasons) and instead where a financial
contribution or ‘upgrade works to an equivalent value’ may be considered in
fulfilment of the public open space requirement. Should this objective form part of a
final SPPR in the adopted Guidelines, we would recommend that clarity is explicitly
provided as to what precise mechanisms are available and allowable for the insertion
of any such in lieu contribution. From experience this would likely require a specific
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writien objective within the applicable Development Contribution Scheme prepared
under Section 48 of the Planning and Development Act 2000, as amended.

SPPR 3(iii) notes that the in-lieu option is discretionary (financial contributions ...
may be considered acceptable). As a planning objective this appears sensible as
many development proposals are of a form and type, such as street infill, where
public open space provision on site would of itself, not be consistent with the overall
design and planning principles relevant to that case. In many such instances
planning authorities and ABP have deemed a proposal fully in accordance with the
proper planning and development of the area, without either the spatial provision of a
public open space element on the site or a requirement for an in-lieu contribution. It
would be important to capture this broader overview of the planning benefits which a
proposal may bring to certain sites in any final wording of SPPR3 (iii).

Daylight and Sunlight.
We note the commentary relating to daylight at section 5.3.6 of the Draft Guidelines.

It would be important in the final Guidelines to clarify whether this commentary
supersedes separate commentary on daylight as set out in other statutory
Guidelines, or in what form this commentary should be applied at development
management cases, if in conjunction with other Guidelines.

These are intended as high level suggestions by reference to the content of the Draft
Guidelines. We would be delighted to clarify any point herein, or otherwise to
comment further, if the Department so wishes.

An Bord Pleanala,

64 Marlborough Street,
Dublin 1,

Do1Ve02.
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