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1.0  INTRODUCTION  
  

The purpose of this document is to provide a planning rationale for the proposed unit type 
and mix of residential development at a site at the Corner of Airton Road and Belgard Road, 
Tallaght, Dublin 24. This Housing Assessment Report will assess the existing and recently 
permitted developments in the Tallaght area. The undersupply of high quality and suitable 
residential accommodation continues to be a primary topic in planning policy. The proposed 
development will provide for 328 No. build-to-sell apartments comprising 93 No. 1 bed units, 
222 No. 2 bed units and 13 No. three bed units.  

 
1.1 Purpose of this Report  

 
The An Bord Pleanála Opinion sought further rationale and justification for the proposed unit 
type and mix proposed including a housing assessment report setting out that the 
application should consider the existing and recently permitted developments in the 
Tallaght area including tenure, unit type and mix.  

  
1.2 Site Location 

 
The subject site comprises a corner plot and has an area of c. 1.19 ha designated for 
‘Regeneration’ in the South Dublin County Council Development Plan 2016-2022. The 
brownfield lands are located on the eastern side of Belgard Road at the junction of Airton 
Road. TruLife, a prosthetics orthotics pressure care specialist is located to the east whilst the 
southern boundary abuts an ESB substation and Technological University Dublin – Tallaght 
campus (TUD).  
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
The site is considered to be located within a transitional zone between the Town Centre and 
Regeneration zoning objectives. The proposed development is the first ‘REGEN’ zoned site 
on the eastern side of Belgard Road to come forward for re-development. An application for 
a Strategic Housing Development (SHD) was granted permission at a site located on the 
western side of Belgard Road (Belgard Gardens) and will be discussed at Section 2.2.1. 
 

 
 

Figure 1.1:  
 
Aerial Image of the Subject Site 
with Indicative Boundary. 
 
 
Source: 
 
Google Earth, annotated by 
Thornton O’Connor Town 
Planning, 2019. 
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1.3   Site Context  
 

The area immediately surrounding the site is principally characterised by a mix of uses 
including educational, retail, and industrial. As noted above the TUD campus is located to the 
south of the site. There is also traveller accommodation located to the south. Light Industrial 
type uses are located further east along Airton Road and to the north, representative of the 
previous industrial zoning of the subject site and surrounding area.  
 
The site is located directly opposite a Data Centre (Reg.Ref.: SD18A/0219). Belgard Retail 
Park is located on the opposite side of the Belgard Road and Airton Road junction which 
includes Homestore and More, B&Q, Carpetright, a drive-thru Burger King Restaurant and a 
car garage.  
 
Tallaght Hospital is situated approximately 1km to the west with the Square Shopping 
Centre located approximately 1.5 km to the south-west. South Dublin County Council offices 
are located 750 m to the south-west of the subject site, a 10 No. minute walking distance. 
 
The wider surrounding area is typically residential in nature with a proliferation of 3 and 4 
No. bed semi-detached housing.  

 
 

1.4  Existing and Recently Granted Residential Developments  
 

Tallaght is principally characterised by traditional three bedroomed semi-detached dwelling 
housed which are shaded blue in Figure 1.2 below.  

  

 
Figure 1.2: Existing and Recently Granted Residential Developments in the 

surrounding Area. 
 
Source: Google Earth, annotated by Thornton O’Connor Town Planning, 2019. 
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There are 2 No. recent Strategic Housing Developments (SHD) within the vicinity of the 
subject site that are considered to be particularly pertinent to the development subject to 
this report. An application for 196 No. units (ABP Ref.: 303809-19) has been granted 
permission to the north- west of the application site at Units 5A-C Second Avenue, 
Cookstown Industrial Estate as indicated at Figure 1.2 above. The strategic housing 
application is discussed at Section 2.2.2 of this report. 
 
Moreover, a neighbouring site ‘Belgard Gardens’ (ABP Ref.: 303306-18) was recently granted 
permission by the Board at a site known as Belgard House, Belgard Square and the former 
Uniphar factory, located at the junction of Belgard Road and Belgard Square north for 438 
No. apartments and 403 No. student accommodation bedspaces. Given the proximity of the 
Belgard Gardens site and the application site it is considered to be the most relevant to the 
application site. The mixed use residential development is discussed at Section 2.2.1 of this 
document. 
 
 

2.0 PLANNING HISTORY 
 

As identified at Section 1.4, there has been 2 No. SHD planning applications granted in the 
vicinity of the subject site.   

 
2.1 Strategic Housing Applications 
  
2.1.1   Belgard Gardens SHD  
 

ABP Case No.:   303306-18   
Applicant:  Atlas GP Limited 
Application Date: 20th December 2019 
Description of Dev: Construction of a mixed use residential development comprising 

438 No. apartments and 403 No. student accommodation 
bedspaces and associated amenity facilities, childcare facility, 6 No. 
retail/commercial units and a security room 

Note: We note that block A1 and A2 will range from 4-7 No. storeys, block 
A3 will be 4-10 storeys in height,  block B1 will be 4-8 No. storeys in 
height and block B2 will be 6-9 storeys. 

Decision: Grant Permission  
Decision Date: 15th April 2019 

  
The above application was granted permission for 438 No. apartments (including live/work 
units and associated amenity facilities, a 403 No. bed space student accommodation 
scheme, childcare facility and 6 No. retail/commercial units and a security room.  

 
The 438 No. apartments comprises the following unit mix:  

 
 
 
 
 
 

Unit Type No of Units  % of Each Unit Type  

Studio 0 0 % 

1 No. Bed 158 36.1 % 

2 No. Bed  230 52.5 % 

3 No. Bed 50 11.4 % 

Total 438 100 % 
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The 403 No. bed space student accommodation comprises 10 No. studio clusters, 10 No. four 
bed clusters, one number six bed cluster, 15 No. seven bed clusters and 28 No. eight-bed 
clusters.  

  
The principle of development was deemed acceptable at this location. The Inspector in their 
assessment of the Belgard Gardens scheme states that they ‘consider that its redevelopment 
to provide a new urban quarter in Tallaght accords with the integral principles of regeneration’. 

 
Furthermore stating: 
 

‘I would also refer to the comments of the PA in respect of the sequential approach to 
the development of the lands with the area of the site closest to the town centre being 
delivered first so as to ensure the development is not isolated from the town centre’.  

 
We re-iterate that the proposed scheme is located to the north-east of the Belgard Gardens 
site and has similar contextual characteristics.  
 
In regard to the proposed height of up to 10 No. storeys, the Inspector in their assessment 
states: 
 

‘In order to achieve sustainable densities at locations proximate to town centres 
adjoining public transport corridors and particularly on sites of a significant scale, 
height in excess of 5 storeys is required.’  

 
The Inspector is their assessment of the Unit Mix notes that: 
 

‘the wider Tallaght area includes large areas of traditional suburban housing comprising 
3 & 4 bed units which are often referred to as ‘family homes’. Many of these areas are 
connected to the town centre by the Luas. I would refer the Board to page 20 of the 
socio economic assessment where it is stated that two-person families, of which there 
are 7,866 in the study area, is the largest cohort comprising 38% of the total within the 
study area with three-person families comprising 26% of total. Furthermore, average 
household size in Ireland in 2016 was 2.75 persons…I consider that the unit mix and 
typology of unit proposed is acceptable.’ 

 
The above application is discussed further in the Planning Report prepared by Thornton 
O’Connor Town Planning.  
 

2.1.2  Cookstown Crescent SHD 
 
ABP Case No.:   303803-19   
Applicant:  Pyrmont Property Developments Limited 
Application Date: 20th February 2019 
Description of Dev: Demolition of the existing 2,590 sq m industrial building and the 

construction of a ‘build-to-rent’ housing development providing a 
total of 196 No. residential apartments (comprising 45 No. studio 
units, 48 No. one-bed units, 8 No. two-bed (3-person) units and 
95 No. two-bed (4-person) units) in 4 No. six-nine storey blocks 
over basement. The development will include 1 No. commercial 
unit (248 sq m, accommodating Class 1, 2 and 8 uses as per the 
Planning and Development Regulations, 2001 – 2018) at ground 



 

6 | P a g e  

 

floor level, 1 No. office unit (111 sq m) at ground floor level; a crèche 
(192 sq m) at ground floor level; a gym (18 sq m) at ground floor level; 
6 No. communal amenity spaces provided at ground and first floor 
levels across the development (totalling 286 sq m); a communal hot 
desk room (25 sq m) at ground floor level; and 3 No. communal 
secure storage areas (totalling 31 sq m) at ground floor level; along 
with a ground floor level landscaped courtyard, 408 No. bicycle 
spaces (308 No. resident spaces at basement level and 100 No. 
visitor spaces at ground floor level); an underground carpark 
(accessed from Second Avenue, providing a total of 67 No. parking 
spaces (including 61 No. standard spaces and 6 No. mobility 
impaired user parking spaces)) and refuse/waste/recycling stores. 
Associated site and infrastructural works are also proposed which 
include: foul and surface water drainage; attenuation tanks; lighting; 
landscaping; boundary fences; plant areas; ESB Substations; 
internal hard landscaping, including footpaths and street furniture; 
and all associated site development works. The breakdown of units 
is as detailed below: 

 Block A (located in the north-eastern corner of the site) comprises a 
total of 43 No. units, as follows: 

  a)10 No. studio apartments; 
  b)13 No. 1 bed apartments; and 
  c) 20 No. 2 bed (4-person) apartments. 
  Block B (located in the north-western corner of the site) comprises a 

total of 50 no. units, as follows: 
  a) 6 No. studio apartments; 
  b)16 No. 1 bed apartments; 
  c) 8 No. 2 bed (3-person) apartments; and 
  d) 20 No. 2 bed (4-person) apartments. 
  Block C (located to the west of the site) comprises a total of 50 no. 

units, as follows: 
  a) 15 No. studio apartments; 
  b) 6 No. 1 bed apartments; and 
  c) 29 No. 2 bed (4-person) apartments. 
  Block D (located to the south of the site), comprises a total of 53 no. 

units, as follows: 
  a) 14 no. studio apartments; 
  b) 13 no. 1 bed apartments; and 
  c) 26 no. 2 bed (4-person) apartments. 
  Each unit in Block A, B, C & D has associated private open space in 

the form of a ground floor terrace or a balcony. 
Decision:  Grant Permission     
Decision Date: 25th July 2019 

  
The Inspector in their assessment of the application notes: 
 

‘The applicant is proposing a density of 329 units per hectare. While high, the site is 
located along the red Luas line and as such the density proposed is considered 
acceptable in that it reinforces the policies and objectives contained in the National 
Planning Framework regarding the consolidation of urban centres.’  
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 The above application provides the following unit mix:  
 
 
 

 
 
 

 
The provision of 196 No. units represents 329 units per hectare and a plot ratio of 3.41. It is 
important to appreciate that the Cookstown application is a Build-to-Rent development.  
The apartment guideline stipulate that Build-to-Rent developments are defined as ‘purpose 
built residential accommodation and associated amenities built specifically for long-term rental 
that is managed and derived in an institutional manner by an institutional landlord.’ 

 
 
2.2  Planning History Analysis  
 

A detailed planning history assessment is  provided  within the Planning Report prepared by 
Thornton O’Connor Town Planning in regard to the relevant material planning 
considerations.  Thornton O’Connor have compiled a table comparing the key site statistics 
of  recent strategic developments in respect to the type and mix of units recently granted.  
 

 
  

The above comparison  table  of recently granted  application in the  vicinity of the subject 
site presents a strong image of the current unit mix trends which reflects the demand for 
suitable tenure. The 3 No. applications above the seek to address the unbalanced provision 
of 3+ No. bed traditional housing typologies in Tallaght as identified at Figure 1.2 with the 
development of high quality apartment schemes on appropriately zoned land, with 
principally 1 and 2 bed units provided to address current and future population trends. 

 
 

3.0 JUSTIFICATION FOR PROPOSED UNIT MIX 
 

3.1 CSO Statistics Clearly Depict an Overview of  the Population and Household Formation 
of the Tallaght Area which Supports Our Informed Opinion that there is a Proliferation 
of  Traditional Semi-Detached Dwelling Houses  

 
The CSO compile a quarterly survey on planning permissions with an aim to provide a short-
term indicator on construction. In quarter 1 2019, some 7,493 No. dwelling units comprising 

Unit Type No of Units  % of Each Unit Type  

Studio 45 23 % 

1 No. Bed 48 24.5 % 

2 No. Bed  103 52.5 % 

Total  196 Units  100 % 
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an overall 4,901 No. houses and 3,592 No. apartments were granted permission, a 3.5% 
decrease in the same period of the previous year. A breakdown of the number of houses and 
apartments granted nationally since quarter 1 2018 is provided below.   
 

Number of Dwelling Units Granted Permission Nationally 1 

Category Q1 2018  Q2 2018  Q3 2018 Q4 2018  Q1 2019  

Houses  5,813 4,951 4,879 4,376 4,901 

Apartments 1,953 1,826 3,139 2,306 3,592 

 
Although CSO data is analysed on a number of levels to provide greater information, the 
equivalent breakdown of statistics for planning permissions granted is not available 
specifically for the South Dublin Municipality.  As such a comparison of the wider Electoral 
Area (outlined in red) of Tallaght Central and the smaller Electoral Division (ED) of Tallaght 
– Kingswood (outline in yellow) will be discussed.  
 

 
Figure 3.1: Boundary Outline of Tallaght – Central Electoral Area (Red) and Tallaght-

Kingswood Electoral Division (yellow) with the location of the subject 
site (indicative) identified by a black star. 

 
Source:  CSO, annotated by Thornton O’Connor Town Planning, 2019. 

  
  

Tallaght – Central Electoral Area 
 
The subject site is located within the Tallaght Central Electoral Division which has a 
population of 39,119 No. persons according to the 2016 census. The Tallaght Central 
Electoral division comprises 13,783 No. households with a resident population of 38,704 No. 
persons i.e 415 No. additional persons were present on the night of the census who are not 
normally residents of this electoral division.  
 

 
1 https://www.cso.ie/multiquicktables/quickTables.aspx?id=bhq05_1  

https://www.cso.ie/multiquicktables/quickTables.aspx?id=bhq05_1
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The area enclosed within this boundary includes a  significant proportion of traditional semi-
detached dwelling houses such as those identified at Figure 1.2. 
 
Tallaght – Kingswood Electoral Division 
 
An electoral division is the smallest legally defined administrative area for which small area 
population statistics are published from the census. The subject site is located within the 
Electoral Division (ED) of Tallaght - Kingswood (ED No.03036) which has a population of 
3,996 No. persons. However, we note that the number of persons accommodated in the 
1,411 No. households in this Electoral Area is 3,998 No. persons (i.e 2 No. additional persons 
were present on the night of the census who are not normally resident in the electoral area). 
The 2011 Census recorded a population of 3,974 No. persons with a resident population of 
3,907 No. persons thus represents a growth of 2.3 % increase in the number of persons 
usually resident within the Tallaght-Kingswood Electoral Division. The table below provides 
a breakdown of population trends of the Tallaght – Kingswood ED:  
 

    
 

 
 
 
 
 
 
 
We note that a significant proportion of Tallaght-Kingswood was rezoned regeneration as 
part of the South Dublin Development Plan 2016 - 2022 with residential development 
historically to the northern and southern parts of the ED. The Tallaght – Kingswood ED was 
primarily zoned for industrial uses prior to 2016 which accounts for the marginal population 
growth.  

   
In projecting population growth (2016-2031), CSO data indicates that the Greater Dublin 
Area will see its population increase by just over 400,000 by 2031 if internal migration 
patterns return to the traditional pattern observed in the mid-1990s.  
 
When examining the breakdown of the population of Tallaght, it was considered reasonable 
to group similar aged school going children into 3 No. categories: 0 – 4 No. years (pre-
primary); 5-12 No. years (primary school) and 13-18 No. years (secondary school). We note 
that the current retirement age in Ireland is 66 No. years old. 

 
Although the Tallaght-Kingswood ED would have been primarily industrial in nature (in 
accordance with is zoning) it has been included in the below breakdown of population: 

 
 
 
 
 
 
 
 
 

Population Trends in Tallaght-Kingswood 

 Census 2011   Census 2016  Change  

Population  3,974 3,996 +0.55% 

Resident 
Population  

3,907 3,998 +2.3% 

No. of 
Households  

1,371 1,411 +2.9% 



 

10 | P a g e  

 

Population by Age and Sex   

 Tallaght-Kingswood ED  Tallaght Central 
Electoral Area 

South Dublin County  

Age 
Group 
(Years) 

Total 
(No.)  

% of Total 
Population 

Total 
(No.) 

% of Total 
Population  

Total 
(No.) 

% of Total 
Population  

0-4 289 7.2 2,770 7.0 21,733 7.8 

5-12 366 9.1 3,756 9.6 34,665 12.4 

13-19 230 5.7 2,678 6.9 25,717 9.2 

20-24 311 7.7 2,406 6.2 16,120 5.8 

25-29 361 9.0 3,224 8.2 18,103 6.5 

30-34 406 10.1 3,713 9.5 23,272 8.3 

35-39 348 8.7 3,411 8.7 25,213 9.0 

40-44 191 4.7 2,421 6.2 20,951 7.5 

45-49 169 4.9 2,016 5.2 17,697 6.3 

50-54 233 5.8 1,878 4.8 15,824 5.6 

55-59 282 7.0 2,230 5.7 14,819 5.3 

60-64 324 8.1 2,606 6.7 13,728 4.9 

65-69 268 6.7 2,755 7.0 11,864 4.3 

70-74 114 2.8 1,721 4.4 7,913 2.8 

75-79 57 1.4 851 2.2 5,396 1.9 

80-84 27 0.6 441 1.1 3,347 1.2 

85+ 20 0.5 242 0.6 2,405 0.9 

Total  3,996 100.0 39,119 100. 278,767 100.0 

 
From examination of the above statistics we note that 2,625 No. persons in the Tallaght -
Kingswood ED (yellow boundary) are within the typical working age (20-64 No. years old) 
which represents 66 % of the total population. An equivalent of 61.2% of the wider electoral 
area is within the typical working age category.  
 
When considering the population pyramid further, the percentage of persons aged 20 – 34 
No. years is  greater within the electoral-division of Tallaght-Kingswood than in the wider 
electoral area of Tallaght (red line boundary) the population, thus indicating the settling of 
younger persons in this particular area of Tallaght. The percentage of persons aged 65 + is 
lower in the Tallaght-Kingswood ED than the wider area, corroborating the fact that a 
greater number of younger working persons and lower number of school going children live 
in this recently re-zoned area of Tallaght.  
 
In comparing the population pyramid with that of the overall South Dublin County the 
following deductions can be made: 
 

• A greater number of 5 – 19 No. year old’s and 35 -49 No. year old’s live in the wider 
South Dublin Area that within the Tallaght-Central Area; 

• Whereas, a greater number of 50+ year old’s live in wider Tallaght area. 
 

The re-zoned regeneration lands have the opportunity to provide for high quality and 
suitable accommodation such as the subject development for a range of population cohorts 
including but not limited to those starting out on the property ladder and those looking to 
downsize 
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Households  
 
The 2016 Census figures recorded 1,411 No households in the Tallaght-Kingswood ED, an 
increase of 40 No. households from the 2011 Census i.e 2.9% increase.  
 
We note that within the Tallaght-Kingwood ED, some 327 No. households are rented. We 
note that 73% of households are owner 0ccupied (1,033 No.). 

  
 The fact that 686 No. households are occupied by 2 or less No. persons yet only 471 No. 
person live in apartments clearly demonstrates the unsustainable and underutilisation of the 
existing stock of 3+ No. family houses in the Tallaght- Kingswood ED.  

 
The household breakdown of Tallaght-Kingswood ED and Tallaght-Central Area are similar 
in nature as shown below: 

 

Type of Household 

 Tallaght- Kingswood ED  Tallaght Central Electoral Area 

 Total (No.)  % of Total 
Population 

Total (No.) % of Total 
Population  

One person  235 16.7 2,427 17.6 

Married 
couple  

270 19.1 2,434 17.7 

Cohabiting 
couple  

54 3.8 541 3.9 

Married 
couple and 
children 

409 29.0 3,825 27.8 

Cohabiting 
couple and 
children 

71 5.0 703 5.1 

Father and 
children 

21 1.5 232 1.7 

Mother 
and 
children  

129 9.1 1,409 10.2 

Couple and 
others 

27 1.9 299 2.2 

Couple, 
children 
and others 

40 2.8 402 2.9 

Father, 
children 
and others 

4 0.3 42 0.3 

Key Household Statistics of the Tallaght – Kingswood ED:  

17 % (235 No.) of all households are single occupancy;  
32 % (451 No.) of all households are occupied by 2 No. persons; and  
51 % (725 No.) of all households are occupied by 3+ No. persons.  
Some 11 % of the population (471 No. persons) live in apartments. 
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Mother, 
children 
and others 

25 1.8 240 1.7 

Two or 
more 
family 
units  

49 3.5 393 2.9 

Non-family 
households 
and 
relations 

31 2.2 316 2.3 

Two or 
more non-
related 
persons 

46 3.3 520 3.8 

Total 1,411 100.0 13,783 100.0 

 
 
Some 6,828 No. households are either one and two person households (49.5%) of the 
population with 87% of  households comprising 4 or less No. persons. We note that a 2 No. 
bed unit can comfortably accommodate 4 No. persons having particular regard to the 
apartment guidelines. Some 82% of persons within the Tallaght Central Electoral area live in 
houses (including bungalows), with only 17% living in Flats or Apartments. In the Tallaght- 
Kingswood ED,  some 88% of the population living in houses and 12% living in apartments. 
Some 84.5% of the households in South Dublin live in dwelling houses with 13.7% living in 
apartments.  

  
In conclusion, we contend that the provision of high quality apartment schemes such as that 
proposed would accommodate young workers starting out on the property ladder and those 
with the desire to downsize their property. This would result in releasing a quantum of the 
existing 3+ No. bed units in the wider Tallaght area.  

 
 
3.2 Planning Policy Seeks a Greater Mix of Housing Type and Unit Mix that is Not Readily 

Available in Tallaght  
 

The publishing of the National Planning Framework (Ireland 2040) and the Urban 
Development and Building Height Guidelines, December 2018 have contributed to the 
changing perspective of how planning and housing delivery must respond to demand.  

 
From the outset the National Planning Framework (NPF) addresses the fact that: 

 
‘by 2040 there will be roughly an extra one million people living in our country. This 
population growth will require hundreds of thousands of new jobs and new homes. If 
we fail to plan for this growth and for the demands it will place on our built and natural 
environment, as well as on our social and economic fabric, then we will certainly fail in 
our responsibility to future generations of Irish men and Irish women.’ 

  
In response to the projected population growth the NPF promotes the compact growth of 
existing urban areas with development focused within the 5 No. cities, some 50% of that 
development is projected within Dublin. This new development is to be primarily directed 
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towards brownfield and infill sites, sustainable and accessible sites near transport, and those 
near employment nodes as priority. In assessing the type and mix of tenure currently 
available in the Tallaght area it is acknowledged that the NFP introduced new mechanisms 
such as Build-to-Rent apartments as a means of achieving compact growth within our cities.  

 
A key element in achieving compact growth is enabling apartments to become a more 
prevalent form of housing. This NPF stipulates that this concept is: 

 
‘underpinned by on-going population growth, a long-term move towards smaller 
average household size, an ageing and more diverse population , greater mobility in the 
labour market and a higher proportion of households in the rented sector.’ 

 
The NPF provides a comparison of the number of households accommodated in apartments 
with the European equivalent. 

 
‘while apartments made up 12% of all occupied households in Ireland and 35% of 
occupied households in the Dublin City Council area in 2016 (census data), we are a long 
way behind European averages in terms of the numbers and proportion of households 
living in apartments, especially in our cities and larger towns. In many European 
countries, it is normal to see 40% -60% of households living in apartments.’  

 
In the Tallaght Electoral Division (smaller boundary), some 12.8 % of households are 
accommodated in Apartments, negligibly higher than the 12% Irish average. It must be 
acknowledged that Apartment developments should be appropriately located having regard 
to the Apartment Guidelines, 2018 and thus are not suitable in primarily rural areas outside 
the 5 No. cities and regional centres therefore it is fair to compare the Tallaght Electoral 
Division to the statistics for Dublin City which accommodates 35% of households in 
apartments. Notwithstanding that, overall the average of households accommodated in 
apartments is significantly lower than the European average of 40 -60%.  

 
The Apartment Guidelines, 2018 acknowledge the disparities between Irish and European 
averages in regard to the numbers of households living in apartments highlighting: 

 
‘the importance of addressing the challenges of meeting the housing needs of a growing 
population in our key cities and towns and by building inwards and upwards rather than 
outwards, apartments need to become more and more the norm for urban housing 
solutions.’ 

 
Further to the need for alternative types of accommodation in the form of apartments to 
accommodate housing demand, the NPF states that: 
  

‘Between 2018 and 2040, an average output of at least 25,000 new homes will need to 
be provided in Ireland every year to meet people’s needs for well-located and affordable 
housing, with increasing demand to cater for one- and two-person households. Within 
this figure, there is a wide range of differing housing needs that will be required to be 
met.’ 

 
The NPF calculates that:  

 
‘Currently, 7 out 10 households in the State consist of three people or less, with an 
average household size of 2.75 people. This is expected to decline to around 2.5 people 
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per household by 2040. Household sizes in urban areas tend to be smaller than in the 
suburbs or rural parts of the country. In Dublin city, one, two and three person 
households comprise 80 percent of all households. Yet, the stock of housing in Ireland 
is largely comprised of detached and semi-detached houses with three to four 
bedrooms.’ 
 

The above statement reflects the current provision of accommodation in Tallaght which is 
traditional semi-detached dwelling houses. Some 82% of persons within the Tallaght Central 
Electoral area live in houses (including bungalows), with only 17% living in Flats or 
Apartments. Statistics for the more immediate Tallaght – Kingswood electoral division are 
similar with 88% of the population living in houses and 12% living in apartments. The 
proposed residential development will assist in the alleviating the pressing shortage of 
suitable accommodation in South Dublin. 

 
 
3.3  Changing Demographics and Household Formations Results in the Demand for Smaller 

Unit Types  
 

There is a change in the nature of housing demand, not just from a market perspective, but 
from a demographic shift. Although the subject scheme is Build-to Sell, it is inevitable that a 
number of the units will eventually end up on the rental market. We note that The Dublin PRS 
Report published by Knight Frank identified a number of key trends occurring in Dublin in 
regard to  type and mix of tenure. The report states that:  

 
‘There has been a cultural shift in attitudes towards renting in recognition of the 
flexibility it offers, with this demand particularly strong from the young, internationally 
mobile professionals working in the tech and finance sectors.’  

 
The research also notes the demographic shifts underlying these trends:  
 

‘Ireland is experiencing a population boom, providing a natural long-term source of 
demand for housing. Over the period 1991-2016 the population grew by 34% compared 
to a growth rate of 7% for the EU as a whole.’  

 
We re-iterate that 61.2%  of persons in the Tallaght – Central Area are of the working age. 
This demographic shift is acknowledged within the Apartment Guidelines, 2018 and 
attributed to the: 

 
 ‘on-going population growth, particularly in Ireland’s cities, a long0term move towards 
smaller average household size, an aging and more diverse population, with greater 
labour mobility, and a higher proportion of households in the rented sector.’ 

 
The Guidelines acknowledge that:  
 

‘ongoing demographic and societal changes mean that in addition to families with 
children, the expanding categorises of household that may wish to be accommodated 
in apartments include:  
 

• Young professionals and workers generally;  
• Those families with no children and ‘downsizers’; and  
• Older people, in both independent and assisted living settings.’  
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The proposed development has been designed to facilitate the needs of the above 
household categories with the provision of resident facilities as detailed within the 
Architectural Design Statement prepared by John Fleming Architects and Planning Report 
prepared by Thornton O’Connor Town Planning. 

  
The population growth has particularly concentrated itself on Ireland’s urban centres, 
principally in the Greater Dublin Region. Current projections anticipate this growth to 
continue. The PRS Report notes:  
 

‘…Dublin is undergoing a population boom with the population set to increase by 
292,400 – or 21.7% between 2016 and 2040 according to the ERSI.’  

 
Multiple factors are contributing to this, such as fertility, inward migration, a mobile 
workforce, and returning emigrants of varying ages. Ireland is currently bucking the trend of 
current EU member states, which positively contributes towards our economic 
competitiveness and diversity.  

 
‘A high fertility rate in conjunction with low mortality rates has resulted in Irelands 
natural population growth being the highest in Europe at 6.6% in 2017, far ahead of the 
second highest of Cyprus which had an increase of 3.8%.The high growth rate is set to 
continue with Eurostat projecting that the population of Ireland will increase by 28.2% 
to 2080, compared to just 0.6% for the EU 28. [Sic]’  

 
The continued pressures on housing supply and the rental markets results in an increasing 
gap between the affordability of accommodation and achieving appropriate living 
standards. Development must be cognisant of striking a balance between the needs of a 
growing population and maintaining sustainable planning practices through the 
construction of  suitable tenure and unit mix. 

 
In terms of meeting future housing need the Apartment Guidelines, 2018 set out that: 
 

‘demographic trends indicate that two-thirds of households added to those in Ireland 
since 1996 comprise 1-2- person, yet only 21% of dwellings completed in Ireland since 
then comprise apartments of any type’.  

 
Furthermore, the 2016 Census indicates that 
 

‘if the number of 1-2-person dwellings is compared to the number of 1-2-person 
households, there is a deficit of approximately 150%, i.e. there are approximately two 
and half times as many 1-2- person households as there are 1-2- person homes.’ 

  
It can be concluded that Ireland’s housing supply is significantly deficient in providing 
apartment units in comparison to European countries, particularly units catering for 1-2 No. 
person households. The provision of a high density apartment scheme on regeneration 
zoned lands within walking distance of the town centre and high frequency public transport 
is a direct response to current planning policies which clearly identifies the deficiencies in the 
current housing provision. 
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4.0  CONCLUSION  
 

This Housing Assessment Report has comprehensively reviewed all relevant recent planning 
applications which are considered to be of relevance to the proposed development at the 
corner of Belgard Road and Airton Road. 

 
We submit that the proposed development is a direct response to the demand for high 
quality and suitable accommodation in close proximity to the town centre and high 
frequency public transport. The report has outlined key statistics relevant to the Tallaght 
Central Electoral Area and the Tallaght-Kingwood Electoral Division and provided a robust 
justification for the proposed unit mix of 93 No. 1 bed units, 222 No. 2 bed units and 13 No. 3 
bed units which is supported by national planning policy. Overall it is considered that the 
proposal will contribute towards alleviating the housing crisis while also contributing to 
create a balanced provision of housing typology and mix in the Tallaght area which is 
currently dominated by traditional 3+ No. bed houses.  
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