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Housing Quality Assessment Table

An Bord Pleanála
No. 64 Marlborough Street
Dublin 1

Friday, 25th October 2019
Dear Sir/Madam
RE:

STRATEGIC HOUSING DEVELOPMENT FOR THE DEMOLITION OF THE EXISTING
BUILDINGS ON SITE AND CONSTRUCTION OF 2 NO. BLOCKS COMPRISING 328 No.
APARTMENTS, ANCILLARY RESIDENTIAL SUPPORT FACILITIES AND 2 NO. CLASS
1/2COMMERCIAL/ RETAIL UNITS, CAFÉ/RESTAURANT, OFFICE SPACE AND CRECHE
AT THE CORNER OF BELGARD ROAD AND AIRTON ROAD, TALLAGHT, DUBLIN 24

1.0

INTRODUCTION

1.1

Application for Development
The subject planning application falls within the remit of Strategic Housing Development as
defined in Section 3 of the Planning and Development (Housing) and Residential Tenancies Act
2016 (amended July 2018) as “strategic housing development”, which refer to—
‘(a) the development of 100 or more houses on land zoned for residential use or for a
mixture of residential and other uses.’
The subject application submission which proposes a residential development at the corner
of Airton Road and Belgard Road, Tallaght, Dublin 24 has been prepared by a multidisciplinary team on behalf of Power Scaffolding Supplies Limited1 as set out in the Table
below:

Company Name & Address
Thornton O’Connor Town Planning
No. 1 Kilmacud Road,
Dundrum,
Dublin 14

1

Unit 1 Riverside, Tallaght Business Park, Whitestown Road, Dublin 24

Documents Prepared
→
→
→
→
→
→
→

Planning Report
Statement of Consistency
Environmental Report
Response to Opinion
Material Contravention Statement
Housing Assessment Report
Lifecycle Report

John Fleming Architects
No. 103 Upper Leeson Street,
Dublin 4
Lohan and Donnelly
No. 13 Gardiner Place,
Mountjoy Square,
Dublin 1
Dr. Philip Blackstock
Independent Arboricultural Consultant
26 Tullynahinnion Road,
Portglenone,
Ballymena,
Co Antrim
3D Design Bureau
65 Rock Road,
Blackrock,
Co Dublin
Openfield Ecology
No. 12 Maple Avenue,
Castleknock,
Dublin 15
Environmental Design Partnership
Block B1,
Centrepoint Business Park,
Oak Road,
Dublin 12
Parkhood Landscape Architects
No. 11 Pembroke Lane
Dublin 2

Byrne Environmental Consulting
Red Bog,
Skryne Road,
Dunshaughlin,
Co.Meath
IAC Archaeology
Unit G1,
Network Enterprise Park,
Kilcoole,
Co.Wicklow
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→
→
→
→
→
→
→
→

Schedule of Accommodation
Design Statement
Architectural Drawings
Response to Opinion
Traffic Assessment
DMURS Statement of Consistency
Drainage Layout Drawings and Details
Flood Risk Assessment

→ Arboricultural Impact Statement
→ Tree Constraints Plan
→ Tree Survey Report Sheet

→ Photomontages and CGIs

→

Appropriate Assessment Screening

→ Lighting Study
→ Sustainability Statement

→ Landscape and Visual Assessment
→ Landscape Masterplan
→ Landscape Management and Maintenance
Plan
→ Access Plan
→ Construction and Demolition Waste
Management Plan
→ Operational Waste Management Plan
→ Acoustics Report
→ Archaeology Report

JBA Consulting
Unit 8, Block 660,
Greenogue Business Plaza,
Greenogue Business Park,
Rathcoole,
Dublin
O’Herlihy Access Consulting

→ Bat Survey
→ Preliminary Ecological Appraisal

→ DAC Statement

Guinness Enterprise Centre,
Taylor’s Lane,
Dublin 8
It is our Clients intention to develop a high-quality residential development on the
underutilised brownfield site with ancillary resident amenities, office space, Class 1/2
retail/commercial, café/restaurant and creche at ground floor fronting Airton Road and
Belgard Road. It is anticipated that the proposed scheme will be a catalyst for future
development in the surrounding area commencing the redevelopment of the zoned ‘REGEN’
lands. The proposed development comprising 328 No. apartments is ideally suited to the
subject lands which are significantly underutilised at current and designated for
regeneration at an accessible location by virtue of its proximity to the LUAS and bus routes.

1.2

Summary of the Proposed Development
The development will consist of the demolition of the existing industrial buildings on site
(4,800 sq m) and the construction of 2 No. blocks comprising 328 No. apartments (93 No. 1
bed, 222 No. 2 bed and 13 No. 3 bed), ancillary residential support facilities and commercial
floorspace measuring 31,147 sq m gross floor space above a single basement level measuring
5,861 sq m.
Block A is a part-5 to part-7 No. storey building (13,710 sq m) over basement block comprising
149 No. apartments with office space (222 sq m). Block B is a part-6 to part-9 No. storey
(17,437 sq m) over basement block comprising 179 No. apartments, 2 No. double-height
Class 1/2 commercial/retail units (as set out in Schedule 2, Part 4, Article 10 of the Planning
and Development Regulations 2001 (as amended)) (354 sq m), café/restaurant (313 sq m),
creche (360 sq m), internal residents amenity area (644 sq m) at ground floor including
reception (37.7 sq m), residents lounge (91.3 sq m), private dining area (52.6 sq m), coworking space (45.5 sq m), games room (47.3 sq m), gym (80 sq m) and communal lounge
(220 sq m) at 6th floor level.
The development also consists of the provision of a landscaped courtyard; public plaza at the
corner of Airton and Belgard Road; pedestrian access from Airton Road to the Technological
University campus; balconies; landscaped roof terrace at 6th floor level (7th Storey) of Block
B (671 sq m); 184 No. car parking spaces at basement level including 14 No. club car spaces,
10 No. disabled parking spaces and 4 No. crèche parking spaces; 727 No. basement and
surface bicycle parking spaces; 4 No. motorbike parking spaces; bin storage; boundary
treatments; green roofs; hard and soft landscaping; plant; lighting; Vodafone cabin substation; ESB sub-stations, switch rooms and generators; and all other associated site works
above and below ground.
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2.0

RATIONALE FOR THE PROPOSED MIXED USE DEVELOPMENT
The application site is owned by our Client’s scaffolding business and currently comprises 2
No. buildings. The site has no material associations to the scaffolding business and as such
our Client has the intention of developing a residential scheme at the subject site providing
high quality accommodation on a key corner and accessible site along Belgard Road adjacent
to a major transport corridor in South Dublin. In response to the Inspector’s Opinion a
standalone Housing Assessment Report has been prepared by Thornton O’Connor Town
Planning providing extensive justification for the proposed development at the subject site.
Notwithstanding the above a rationale for the proposed mixed use development is provided
below.

2.1

The Subject Site is Eminently suited to the Provision of High Density Residential
Development Responding to Policy Set out in the National Planning Framework,
Sustainable Urban Housing: Design Standards for New Apartments (March 2018) and the
South Dublin County Council Development Plan 2016-2022 in Relation to Demographic
Changes and Compact Growth in Urban Areas
The NPF promotes the compact growth of urban areas and acknowledges that Irelands
housing crisis has resulted in:
‘a time when many people, including those on average incomes, wish to live close to
where they work and the services and amenities necessary to enjoy a good quality of
life, they struggle to do so because the urban housing market has become constrained’.
The NPF further calculates 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 the needs for well-located and affordable
housing, with increasing demand to cater for one and two-person households’
In addition, we note that Section 2.0 of the South Dublin Development Plan 2016- 2022 states
that:
‘Future housing provision will take account of the housing needs of the County’s
population and in particular changing demographic factors such as the decline in
average household size and the increasing number of people aged over 65’ [Our
Emphasis].
We note that the South Dublin Development Plan 2016-2022 outlines the population and
housing targets for South Dublin forecasting an increase of 43,262 No. persons by 2022. It
states that there is an anticipated 36,649 No. units remaining to be built to meet the RPG
target. The NSS/RPG population and housing targets for South Dublin are set out below:
SCDD
Census 2006
Population 246,935
Housing
87,484

Census 2011
265,205
97,298

Target 2016
287,341
115,373

Target 2022
308,467
137,948

The South Dublin County Development Plan 2016-2022 has made provisions to accommodate
the future growth and to support and facilitate housing development in South Dublin County
by zoning regeneration lands. The Development Plan states that:
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‘The zoning objective of a number of sites has been amended to support development,
should economic, market and demographic factors warrant this level of output. Most
significantly, a new Regeneration zoning objective ‘REGEN’ has been introduced to
support and facilitate the regeneration of underutilised industrial lands that are
proximate to town centres and/or public transport nodes for more intensive enterprise
and residential led development.’
It is our professional opinion that the subject lands identified are eminently suitable for high
density accommodation which can meet the housing needs of a greater number of persons
and will address the acute housing shortage and the significant demand that exists in the
South Dublin administrative area. A Housing Assessment Report enclosed with this
application has been prepared by Thornton O’Connor Town Planning which has identified
the predominance of traditional terrace, semi-detached and detached dwelling houses in the
Tallaght area.
The Apartment Guidelines identify the location of the application site as a ‘Central and/or
Accessible Urban Location’ as the site meets the following criteria:
•

•
•

Sites within walking distance (i.e. up to 15 minutes or 1,000- 1,500m), of principal city
centres, or significant employment locations, that may include hospitals and third-level
institutions;
Sites within reasonable walking distance (i.e. up to 10 minutes or 800- 1,000m)
to/from high capacity urban public transport stops (such as DART or Luas); and
Sites within easy walking distance (i.e. up to 5 minutes or 400-500m) to/ from high
frequency (i.e. min 10 minute peak hour frequency) urban bus services.

The Technological University Dublin (TUD) – Tallaght campus (previously Tallaght Institute
of Technology) is located immediately to the south of the application site and Tallaght
Hospital is located C. 600 m to the west of the application site. It is also highlighted that the
subject site in located in close proximity to both bus (C. 60m) and LUAS services(C. 670m –
1km), available modes of public transport are discussed in detail at Section 2.2 of this report.
The location of the subject site meets the criteria for a central and accessible urban location
as set out within the Apartment Guidelines.
The Apartment 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’;
Older people, in both independent and assisted living settings.’

The Guidelines outline that the available choice of suitable tenure plays a role in attracting
skilled migrants to locate within urban centres, as such the proposed scheme directly
responds to the housing demand providing primarily one and two bedroom units. The
proposal is fully compliant with the Apartment Guidelines in terms of communal facilities,
refuge storage, communal amenity space, bicycle parking and storage provided within the
scheme which will be discussed throughout the report and the associated technical
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documents. A Housing Quality Assessment has been prepared by John Fleming Architects
and is submitted as part of this application. The provision of the mixed-use scheme providing
328 No. high quality apartments with ancillary office space is considered to provide for
suitable tenure as identified in recent planning discourse.
2.2

The Location is Eminently Suitable for Residential Development comprising
Commercial/Retail/Café Units as the Site is Well Served by Transport Infrastructure
Public Bus
The site is well served by public transport with multiple bus stops located along Belgard Road
(within approximately 60 m north of the subject lands), which provides access to a range of
locations including the City Centre. The following bus routes serve the subject site:

Bus No.
27
76 / 76a
65
77a
54a

Route

Frequency
(Peak / Off-peak)
Clare Hall - Jobstown
10 mins/ 30 mins
Tallaght – Chapelizod
20 mins /30 mins
Poolbeg Street – Blessington/Ballymore
120 mins
Ringsend Road – Citywest
20 mins/ 30 mins
Pearce Street – Ellensborough/ Kiltipper Way 30 mins/ 60 mins

Figure 2.1:

Dublin Bus Routes Serving the Application Site

Source:

Transport for Ireland

In addition to the excellent bus services currently available adjacent to the subject site, Bus
Connects which is a comprehensive redesign of the existing Bus Network will receive
significant investment in the coming years. In tandem with the Bus Connects project is an
upgrade of Quality Bus Corridors for greater transport priority, pedestrian accessibility, and
cycling segregation.
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LUAS
We note that the application site is also served by 4 No. Luas stops. The Belgard Luas stop is
located approximately 770m north of the application site, c. 12 minute walk, in addition
Tallaght (The Square) Luas stop is located approximately 670 m south-west of the
application site, c. 12 minute walk. Cookstown Luas Stop and Tallaght Hospital Luas stop are
also in close proximity as identified on the map below.

No.1:

Belgard Luas Stop

No.2: Cookstown Luas Stop
No.3:

Tallaght
Stop

Hospital

No.4: Tallaght (The
Luas Stop

Luas

Square)

Figure 2.2:

Map locating Luas Stops (identified by yellow star) in the Vicinity of the
Application Site (black dot).

Source:

Bing Maps, annotated by Thornton O’Connor Town Planning, 2019.

The provision of Luas stops in close proximity to the application site provides frequent
services towards the city centre with stops on the Red Luas line identified below at Figure
2.3
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Figure 2.3:

Luas Stops served along the Red Luas Line

Source:

www.luas.ie

Cycling
We also note that Belgard Road benefits from the provision of cycle lanes connected to a
wider cycle route network.
In 2013 the NTA commissioned a Cycle Network Plan for the Greater Dublin Area that aims
to create a more integrated regional network of cycle paths, segregated cycle ways, and
urban and regional greenways. The Dublin south west map (Sheet No. 6) covers Tallaght and
the subject site.
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Subject Site

Figure 2.4:

Wider Network Plan Surrounding Subject Site

Source:

NTA Greater Dublin Area Cycle Network Plan 2013, Proposed Cycle
Network Dublin South West (Sheet No. N6) annotated by Thornton
O’Connor Town Planning 2019

As identified above the subject site is located beside a primary cycle route which connects to
a wider cycle network. The provision of cycle parking facilities is discussed at Section 7.10 of
this document.
Private Car
Further to the provision of public transport, the site is easily accessible via the N7 Naas Road,
N81 and M50 off Belgard Road. The application site benefits from a high quality provision of
transport infrastructure and therefore it is considered that the subject lands are
appropriately sited for the provision of a mixed-use scheme.
The Apartment Guidelines state that:
‘in more central locations that are well served by public transport, the default policy is
for car parking provisions to be minimised, substantially reduced or wholly
eliminated in certain circumstances.’
It is considered that (private) car parking provisions may be reduced as part of the proposal
given the accessibility of the subject site in proximity to the high frequency public transport.
We note that the South Dublin County Development Plan 2016-2022 sets out the following
maximum car parking standards:
Land Use – Residential
1 No. bed unit

Car Parking
0.75 space

2 No. bed unit
3 No. bed unit

1 space
1.25 spaces
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The proposed development provides 184 No. car parking spaces, a rate of 0.56 per unit. A
Parking and Mobility Management Plan and Traffic Impact Assessment have been prepared
by Lohan and Donnelly Consulting Engineers.
It is clear that the subject lands are located at a highly accessible location that benefits from
excellent public transport in addition to a wide range of local services and amenities within
cycling and walking distance of the subject site. It is noted that the cycling infrastructure will
be greatly improved in the coming years in proximity to the subject site, further encouraging
cycling as a sustainable mode of transport.

2.3

In Addition to Frequent Public Transport Options Available Adjacent to the Site, there
are Significant Employment Locations within Easy Walking / Cycling Distance of the
Subject Site, therefore it is our Opinion that the Location of the Subject Site is Eminently
Suitable for a Mixed-Use Scheme comprising Residential, Office, Retail/Commercial,
Restaurant/Café and Childcare Uses
The application site is located within lands designated ‘REGEN’ which aims ‘to facilitate
enterprise and/or residential-led regeneration’ which adjoins lands zoned Town Centre (TC).
We note that the application site was subject to re-zoning from an industrial zoning as part
of the current South Dublin County Council Development Plan 2016-2022, the zoning of the
site will be discussed in detail at Section 5.1 of this report.
The application site is located in close proximity to a range of employment sectors.
The Q3 2018 Labour Force Survey published by the CSO states that Dublin generated half
(49%) of all new jobs in the last 12 months with the number of people working in the capital
increasing by almost 33,000 No. people. In addition, it stipulates that the employment
growth in Dublin is 66% higher than the figure for the State as a whole. The proposed
development will contribute to the provision of high quality accommodation for employees
in a highly accessible location. The most recent Q2 2019 Labour Force Survey demonstrates
an increase in employment of 2.0% from the previous year.
As detailed above at Section 2.2, the application site benefits from a wide range of transport
infrastructure providing a multitude of transport options for residents of the proposed
scheme to commute to their place of employment. Thornton O’Connor Town Planning have
carried out a brief desk based search for a sample of places of employment accessible by
public transport as demonstrated below.
Bus
No.
76 / 76a
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Route

Employment (including but not limited to):

Tallaght – Chapelizod

Park West Business Campus: Sysnet Global Solutions
– Global Operations Centre, Foróige, the National
Youth Development Organisation and Compass
Group Ireland;
Clondalkin Industrial Estate: Greyhound
Liffey Valley and Eircom, Clondalkin
Cherry Orchard Industrial Estate: Pat the Baker,
Epicom and Cherry Orchard Hospital

27

Clare Hall - Jobstown

65

Poolbeg Street Blessington/Ballymore
Ringsend Road –
Citywest
Pearce
Street
–
Ellensborough/
Kiltipper Way

77a
54a

Tallaght Business Park, Crumlin Children’s Hospital,
Coombe Women’s Hospital, Teelings Whiskey
Distillery, City Centre
Wicklow County Council, City West Business Park:
Milish Foods Limited, UCB Pharma Ireland
Citywest Business Campus, Magna Business Park,
Crumlin Children’s Hospital,
An Post Delivery Office, Retail and Commercial
Offices in Kimmage, Terenure and City Centre

Notwithstanding the above, the surrounding vicinity of the application site has a wide range
of employers located within the Broomhill Industrial Estate, Cookstown Industrial Estate and
the Square Tallaght. The Square Tallaght is one of Ireland’s largest shopping and leisure
destinations with over 160 No. shops, restaurants and cinema over 3 No. levels.
The Tallaght University Hospital (10.1 Ha) site is located to the west (c. 595 m) of the
application site. As an academic teaching hospital, it employs c. 3,000 No. people and
provides 562 No. beds, 12 No. theatres and 14 No. critical care beds. The Technological
University Dublin – Tallaght campus is located to the south of the application site. The
former Tallaght IT has recently merged with Blanchardstown IT and Dublin IT to form
Irelands first technological university, employing c. 3,500 No. staff across the 3 No.
campuses.
Lidl headquarters is located to the south-east of the application site, an approximate 18
minute walk or 5 minute cycle and employees c. 320 No. staff. The Revenue Regional Office
and Irish branch of PM Group (whom provide professional services in project and
construction management, engineering design, architecture and technical consultancy) are
both located to the south of the subject site. South Dublin County Council offices are located
within c. 700 m (8 min walk) of the application site.
Further to the above, an application (SDCC Reg. Ref. SD18A/0219) for the development of a
23,283 sq m data centre for Amazon has been granted permission by South Dublin County
Council on the site directly to the north of the subject land.
It is clear from the examples provided above that there are numerous employment
opportunities for future residents of the scheme that are accessible by foot, bike or bus. For
the residents of the scheme Belgard Road is a key artery to the wider public transport
network allowing easy access to wider opportunities. It is our professional opinion that the
quantum of employment opportunities as identified within the surrounding environs would
strongly support the development of a mixed-use scheme providing high quality
accommodation at the subject lands.

13 | P a g e

2.4

There are a Wide Range of Existing Services and Facilities in the General Area to Serve
the Needs of the Future Residents of the Proposed Scheme
As noted at Section 1.2 of this report, the application site is located within an area principally
characterised by commercial buildings. The map below illustrates the variety of uses in the
surrounding environs. We note that the application site is located in a transitional zone that
is zoned ‘REGEN’ and abuts ‘Town Centre’ zoned lands to the south.
The proposed development will provide class 3 office space fronting Airton Road, Class 1/2
retail/commercial use and café/restaurant fronting the plaza at the junction of Airton and
Belgard Road with ancillary residents facilities and a creche fronting Belgard Road. In
addition a vast range of facilities are located within close proximity of the application site
which will be of benefit to the residents of the proposed scheme.
Most notably, The Square Tallaght is located within c. 10 minute walk which provides a wide
assortment of retail, restaurants, cafes and services as set out below:

An Post
Boots
Holland & Barrett
SKY HD
Ticketmaster

AbraKebara
Bagel Factory
Burger King
Chopped
Insomnia
3 Store
Apples and Berries
Argos
Ashford Collection
Bag City
BedLinen
Belarmine
Body Talk
Book Station
Camera Centre
Carphone Warehouse
Cassidy Travel
CEX
Changes Clinic
Flying tiger
Footlocker
Fujifilm
The Butcher’s Block
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Utility/Health Services
Go Car
Dr Acupuncture
Health Express
Hickey’s Pharmacy
Square Dental
Vodafone
Food Outlets
Fat Buddah
Just Wing It
Gino’s Gelato
Costa
Ginzeng
Domino’s Pizza
Graham O’Sullivan
Eddie Rockets
Harry Ramsden’s
Nando’s
Shops
Claire’s Accessories
Jack & Jones
Clarks
Golden Discs
Dealz
Golden Spiderweb
Debenhams
Green Steam Auto
Diesel
H&M
Dixon Hempenstall
H.Samuel
DNG
Healthier Smoker
Dr Acupuncture
Hallmark
Dunnes Stores
Heatons
Easons
Home Focus
EBS
Hug me
EIR
IMC
Elle
Inglot
Euro2
GameStop
Expo Casino
Gerard
Fast Fix0 Jewellery and Jackie’s
Watch Repair
Fields Jewellers
Tesco
Mannings Bakery
New Look

Notwitstanding The Square Tallaght, within the immediate surrounding area we note that
there are a multitude of supermarkets for instance Lidl (1 km), an Asian Supermarket (445
m), Aldi (760 m), Iceland (890 m), Spar (950 m) and Dunnes Stores (840 m) all of which are
within walking distance of the application site and would serve the needs of the residents of
the scheme.
A search of recreational/leisure facilities in the locality as illustrated on the map (Figure 2.5)
below identifies an abundance of fitness facilities with walking distance of the application
site. It is also noted that Bancroft Park and Tymon Park are located to the east of the
application site. Gleanne Sports Club, St. Marks GAA Club and Marks Celtic Football Club are
located to the west (c. 9 min cycle). We note that the above is not conclusive and there are a
number of clubs and societies such as football, martial arts and local lions club operating in
the locality.

Figure 2.5:

Map Identifying a Sample of Recreational/Leisure Facilities (green dots)
in the Surrounding Environs of the application site (orange star)

Source:

Google Maps, annotated by Thornton O’ Connor Town Planning 2019

It is also noted that there is an abundance of educational facilities that range from creche
and Montessori level to university level. The former Tallaght IT now forms part of Irelands
first technological university which merged with Dublin Institute of Technology and IT
Blanchardstown as of the 1st January 2019. RTE News2 reports that:
‘TU Dublin is now the largest higher education institution in the state with almost
28,000 students and over 3,000 staff. It will be a multi-campus university with
campuses in Grangegorman, Blanchardstown and Tallaght’.

2

https://www.rte.ie/news/education/2019/0101/1019803-tu-dublin-merger/
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We note the following selection of schools and educational facilities within the surrounding
environs including but not limited to:
Service/ Facility
Polish School Altogether
Music Generation South Dublin
In Tune Music Academy
St Marks Junior National School
St Marks Senior National School
St Marks Community School
Scoil Ard Mhuire (Belgard Heights)
Little Ladybird Creche, Montessori & Preschool
Ashling Nursery & Montessori School
St Dominics National School
Scoil Santain
Old Bawn Community School
St Roses National School
Scoil Aonghusa Junior National School
St Josephs Special School
Tallaght Community School

Distance from Site
c. 465 m
c. 420 m
c. 995 m
c. 1.3 km
c. 1.4 km
c. 1.3 km
c. 1.3 km
c. 825 m
c. 960 m
c. 800 m
c. 1.7 km
c. 800 m
c. 1.3 km
c. 1.4 km
c. 1.7 km
c. 1.9 km

The application site is located within an area well served by an existing choice of facilities as
described above that would benefit the residents of the proposed scheme. The residents of
the scheme would also benefit from the provision of retail/commercial and café/restaurant
uses at ground floor level fronting the plaza and communal resident amenities including
private dining, residential lounge, reception, co-working, games room and gym fronting
Belgard Road and communal lounge at 6th floor level.

2.7

The Shortage of Accommodation in Dublin Has Resulted in Astronomical Price Surges in
Property Prices.
The CSO statistical release, Quarter 2, 2012 – Quarter 2, 2018 states that:
‘One and two person households together accounted for more than half (55.6%) of all
the households in the State in Q2 2018, while 12.2% of households contained five or
more persons’, furthermore, stating that there were ‘490,200 No. single person
households in the State in the second quarter of 2018’.
We note the most recent 2016 CSO data illustrates the increasing and predominantly 1 or 2
No. person households as shown below:
Percentage Share of Households Sizes in the Dublin Region3
No. of Persons Q2 12
Q2 13
Q2 14 Q2 15 Q2 16
1 No. Person
20.4
21.3
22.3
22.8
23.8
2 No. Persons
30.4
31.6
31.3
30.1
29.5
3 No. Persons
18.3
18.5
18.2
18.4
18.5
4 No. Persons
18.4
16.9
16.4
16.7
17.0

3

Q2 17
23.7
29.5
17.6
17.3

https://www.cso.ie/en/releasesandpublications/er/lfshfu/lfshouseholdsandfamilyunitsq22018/
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Q2 18
28.2
28.7
17.3
15.2

5 No. Persons
6 No. Persons
Total
Households

8.8
3.8
100.0

7.9
3.7
100.0

8.2
3.7
100.0

7.9
4.1
100.0

8.2
3.0
100.0

8.1
3.8
100.0

7.7
2.9
100.0

We highlight that historically residential development in Tallaght comprised of traditional 3
No. bed semi-detached and terraced dwelling houses resulting in the current over
proliferation of this type of tenure. Changing demographics and household trends have
resulted in the increase of 1 and 2 No. person households and consequently there is a
corresponding need for suitably sized tenure addressing those specific set of household
needs. We re-iterate that a Housing Assessment Report has been prepared by Thornton
O’Connor Town Planning and is submitted with the application.
The Daft.ie 2018 Q4 house prices publication 4 entitled An analysis of recent trends in the Irish
residential sales market for 2018 Q4 – Year in Review states that:
‘if the country needs urban apartments and is getting mostly rural one-offs, then the
extra supply will be of far less benefit than if urban apartments were built’.
The publication notes that the average asking prices and percentage increase in Dublin 24
in 2018 Q 4 from the previous year below:
1 No. bed Apartment
2 No. bed Terraced
3 No. bed Semi-D

€146,000
€202,000
€272,000

13.9%
12.0%
2.6%

We acknowledge that the tenure described above does not directly reflect that of the
proposed development however it is a clear indication of current housing trends and
increasing housing prices. It is our professional opinion that the proposed development will
contribute to addressing the acute shortage of primarily one and two bed residential units
within Dublin which has had associated impacts on housing affordability. The scheme will
provide high quality residential units in this area of Tallaght for persons looking to buy
property close to services and employment opportunities on excellent public transport
routes. In addition, the provision of amenities and facilities for social interaction and
integration within the site will ensure a high-quality standard of living for the residents of the
scheme.

4

https://www.daft.ie/report/2018-Q4-houseprice-daft-report.pdf
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3.0

SITE LOCATION AND DESCRIPTION

3.1

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 Tallaght TUD.

3.2

Figure 3.1:

Site Location (Indicative Boundary outined in Red)

Source:

Google Earth, annotated by Thornton O’Connor Town Planning, 2019

Site Context
The area immediately surrounding the site is principally characterised by a mix of commercial
uses including educational, retail, and industrial. As noted previously the Technological
University (former Tallaght IT) is located to the south of the site. There is also traveller
accommodation and an ESB substation located to the south of the site. Industrial type uses
are located to the east further along Airton Road and to the north, representative of the
previous industrial zoning of the subject site and surrounding area.
The site directly opposite the subject site on Airton Road comprises a Data Centre. On the
opposite side of Belgard Road to the west lies Belgard Retail Park, 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. Images of the site are provided below at
Figures 3.2 – 3.5.
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Figure 3.2 & 3.3:
Image of Building fronting
Airton Road (top) and
Image of the Existing
West Elevation
Source:
Google Maps, 2019 and
Thornton O’Connor Town
Planning, 2019

Figure 3.4:

Existing Extensive Hard
Surfacing and Warehouse
Building

Source:
Thornton O’Connor Town
Planning,2019
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3.3

Figure 3.5:

Aerial Photograph of the subject site (Indicative Site Boundary)

Source:

Google Maps, Annotated by Thornton O’Connor Town Planning,2019

Aviation
Section 7.8 of the South Dublin County Council Development Plan 2016 – 2022 provides
guidance on restrictions and requirements for development within the catchment zones of
the Dublin Airport, Casement Aerodrome and Weston Aerodrome.
The subject site is not located within the Conical Surface of any of the aforementioned
aerodromes or airports, as illustrated below at Figure 3.6.
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Subject Site

Figure 3.6:

Location of the Subject Site in Respect of the Casement
Aerodrome

Source:

South Dublin County Council Development Plan 2016-2022 – Index
Map annotated by Thornton O’Connor Town Planning

The subject site is located within the Noise Significant Boundary of Casement Aerodrome.
The Noise report prepared by Byrne Environmental consulting states the following:
‘It is noted that the subject site is not located within the Casement Aerodrome inner
horizontal surface and potentially within the flight path of emergency helicopter
associated with Tallaght University Hospital services and garda helicopters. During the
baseline noise surveys aircraft movements associated with Casement were observed in
the distance and it was noted that they had a minor and infrequent impact on the
ambient noise climate. Road traffic on the Belgard and Airton Road dominated the
noise climate at the site. The proposed mitigation measures will be sufficient to ensure
that aircraft noise does not have an adverse noise impact within the proposed
residential units.’
Policy 8 Casement Aerodrome stipulates that:
‘it is the policy of the Council to safeguard the current and future operational, safety
and technical requirements of Casement Aerodrome and to facilitate its ongoing
development for military and ancillary uses, such as an aviation museum, within a
sustainable development framework.’
The Development Plan states that the ‘Casement Aerodrome is in continuous aviation use and
is the only fully equipped military airbase in the state and serves as the main centre of Air Corps
operations.’ As requested by An Bord Pleanála in their opinion copies of the application have
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been send to the Irish Aviation Authority, Department of Defence and the Irish Air Corps.
Further to the above, we acknowledge that Tallaght Hospital is located to the west of the
application site. However, given the height of the proposed development is primarily part 5
to part 7 with a 9 No. storey element, a maximum height of 33.1 m, it is not anticipated to
negatively impact on the operation of Tallaght Hospitals helipad. Recent development on
the neighbouring site ‘Belgard Gardens’ has been granted permission for the development
of 10 No. storeys further corroborating our consideration that the development at this
location will not negatively impact on the operation of Casement Aerodrome or Tallaght
Hospital’s Helipad.
We note a condition regarding the impact of the construction process on aviation was
attached to Belgard Gardens application stating:
‘14. Prior to commencement of development, the developer shall submit: (a) evidence
of the agreement from the Irish Aviation Authority to the crane operations proposed for
the site and aviation lights proposed during the construction phase. (b) engagement
with Tallaght Hospital to ensure operators of the Helipad facility are aware of proposal
and that safety of aircraft operations into and out of facility are not adversely impacted
(c) engagement with the Property Services Section of Department of Defence to ensure
that there is no impact to safety of aircraft operations at Casement Aerodrome during
and post construction. Reason: In the interest of public safety.’
Although the applicant would be happy to accept such a condition, it must be recognised
that the subject site is a significantly smaller site than Belgard Gardens. The overall Belgard
Gardens site is 7.2 Ha, some 3.45 Ha forms part of phase I whereas the subject site is 1.19 Ha.
Belgard Gardens proposes heights of 4-10 No. storeys, in comparison the subject scheme
proposes primarily 5 to 7 No. storeys with a 9 No. storey element. Furthermore, there are no
UV panels proposed as such it was considered a Glint and Glare assessment was not
warranted in this instance.
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4.0

PLANNING HISTORY

4.1

Planning History of the Subject Site
We note 2 No. previous planning applications were granted permission at the subject site as
detailed below:
Reg. Ref.
Applicant:
Application Date:
Description of Dev:
Decision:
Decision Date:

Reg. Ref.
Applicant:
Application Date:
Description of Dev:

Decision:
Decision Date:
Note:

S99A/0115
Cable & Wireless
13th January 1999
Erect internally illuminated fascia signage & internally illuminated
freestanding pylon sign to entrance. Illuminated canopy signage.
Grant Permission
14th April 1999

S00A/0667
Cable & Wireless
25th September 2000
Development and works, relating to the excavation and the removal
of earth mound located on the east side of the warehouse and the
development of additional surface car parking and associated works
from an existing 47 No. car spaces to 102 No. car spaces.
Grant Permission
3rd April 2001
Further Information was sought in respect of surface water disposal
and permission was ultimately granted subject to nine conditions.

We submit that the above applications are of little relevance to the assessment of the
proposed scheme.
4.1

Planning History of Proximate Sites
We note that there are a number of small applications within the surrounding areas of
Belgard Road and Airton Road. It is our professional opinion that these applications are not
of relevance to the subject scheme. However, we submit that the 2 No. applications below
are of relevance to the subject application by virtue of their nature and location.

4.1.1

Planning Application at Opposite corner of Airton Road and Belgard Road
Reg. Ref.
Applicant:
Application Date:
Description of Dev:
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SD18A/0219
Amazon Data Services Ireland Ltd.
13th June 2018
(1) The construction of a new two storey c.23,283 sq m building for
use as data storage facilities containing: data storage rooms,
electrical & mechanical plant rooms and support areas including
offices and welfare facilities, loading bays, back-up generators and
water storage tanks, mechanical plant at roof level is screened from
view on all sides by permanent screens;
(2) 27 car parking spaces;

Decision:
Decision Date:
Appeal Decision:
Final Grant:
4.2.2

(3) amendment to previously permitted site landscaping, boundary
treatment and associated site infrastructure (planning permission
Reg. Ref. SD16A/0093) and
(4) the demolition of a single storey building (floor area of 310 sq m).
Grant Permission
7th August 2018
Appeal Withdrawn
20th September 2018

Current SHD Application in Proximity to the Subject Site.
ABP Case No.:
Applicant:
Application Date:
Description of Dev:

Decision:
Note:

Decision:
Decision Date:

PL06S.303306
Atlas GP Limited
20th December 2019
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
Due 23rd April 2019
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.
Grant Permission
15th April 2019

Figure 4.1:
Relationship between Atlas GP
Limited Application and Site
Subject to this Report

Source:
http://belgardgardens1shd.ie/
annotated
by
Thornton
O’Connor Town Planning, 2019
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The above mixed use development is positioned on similarly zoned regeneration lands
comprising primarily of 1, 2 and 3 No. bed apartments and student accommodation. We
highlight that our Client’s site is located adjacent Phase II which does not form part of the
current application.
Nonetheless, it is our opinion that this application and subject application demonstrate the
changing nature of this area, as such both applications will represent a catalyst for further
redevelopment of the ‘REGEN’ zoned lands. The applications will contribute to addressing
the demand primarily for one and two bed units in Tallaght which historically has been
dominated by terraced and semi-detached three bed dwelling houses.
Although the Draft Tallaght LAP has now been put on public display, it will be a period of
time before the LAP reaches a final stage to be adopted, as such we refer to the assessment
of the Inspector who stated that:
‘it is unfortunate that an LAP is not in place, it is not reasonable to hold up development
in the Tallaght Town Centre area for 3 – 4 years in anticipation of an adopted Plan and
in this regard I do not consider that the proposal could be determined to be premature
on the basis of the absence of an LAP.’
In regard to height the Inspector states:
‘I consider that the site is wholly capable of establishing its own height. It addresses two
public roads with suitable separation distances and in addition to the further phase of
development, it effectively is a new urban quarter in the area given the size of the site.’
Furthermore, noting that:
‘The higher elements of the proposed scheme are located at pivotal corners and
junctions which create a presence for the development and way finding of the wider
area.’
In the Inspectors assessment of unit mix and typology, he recognises 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’’.
The Inspector concluded that the overall provision of 88.5% of one and two bed units is
considered acceptable referring to the most sustainable use of urban land served by public
transport, within proximity of employment nodes.
It is the Inspectors Opinion that:
‘that car ownership does not necessarily equate to frequent car use and noted that the
majority of residents commuting in the local area do so by means other than the private
car resulting in the majority of cars remaining at home and used only for more
infrequent trips.
I would suggest to the Board that the subject site comprises an appropriate location
where such car parking provision would be appropriate with the provision in the
proposed scheme substantially reduced comprising 0.24 spaces per unit. I consider that
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if a substantially reduced provision of parking is not appropriate on a site like this then
it is unclear where it would be appropriate.’
The Inspector makes logical and reasonable arguments for development of residential units
on ‘Regen’ zoned lands. It is our opinion that the site subject to this application will positively
contribute to the ‘urban quarter’ referred to by the Inspector and will aid in the wayfinding
of the surrounding area. Furthermore, it is our understanding that the provision of one and
two bed units with reduced parking in such close proximity to high frequency transport is
welcomed by An Bord Pleanála.

5.0

PRE-PLANNING CONSULTATION

5.1

Section 247 Pre-planning Meeting with South Dublin County Council
A Section 247 pre-planning meeting took place on Friday, 14th December 2018 at the offices
of South Dublin County Council and was attended by the following:

Jim Johnson
Deirdre Fallon
Eddie Conroy
Adrian Barrett
Robert Roche
Padraig McElwain
John Fleming
Clara
Eoghan Harford
Gordon Poyntz
Johnny Parks
Patricia Thornton
Ciara Cosgrave

South Dublin County Council
Senior Planner
Executive Planner
County Architect
Roads Department
Roads Department
Applicant and Design Team
Client
John Fleming Architects
John Fleming Architects
John Fleming Architects
Lohan & Donnelly
Parkhood Landscape Architects
Thornton O’Connor Town Planning
Thornton O’Connor Town Planning

We note that the issues raised in this pre-planning meeting by South Dublin County Council
were addressed as detailed below:
Planning
Ms Deirdre Fallon of SDCC advised that a greater mix of units would be required. It was also
advised that a creche would need to be provided, where this would not be provided a
justification would be required.
TOC Comments:
The proposed scheme has been amended and the current proposal includes a mix of 93 No.
one bed, 222 No. two and 13 No. three bed high quality apartments including the provision
of 35 No. social housing units. The proposal also includes a creche in accordance with the
Childcare Guidelines, 2001 and is detailed at Section 6.6
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Landscaping
SDCC advised to give landscaping a longevity including a strong entrance as you move into
the courtyard SDCC advised the design team to ensure accessibility throughout the scheme.
SDCC also highlighted the potential for a link with TUD lands.
TOC Comments:
Parkhood Landscape have taken the advice of SDCC in developing the landscape proposal
for the application subject to this report providing an accessible and functional space.
Planting treatments proposed will ensure the durability of the landscaping as discussed at
Section 6.6. Thornton O’Connor Town have liaised with the relevant management personnel
of Technological University Tallaght’s and with their agent Coady Architects and design
options for a pedestrian access has been presented for consideration.
Drainage
SDCC advised that SUDs measures should be put in place as part of any proposals going
forward including the carrying out of an infiltration test. It was advised that soakaways
should be provided to the perimeter of the site and that the scheme should incorporation
60% green roofs.
TOC Comments:
Lohan and Donnelly have carried out comprehensive drainage surveys of the subject lands
and conclude that ‘the introduction of the proposed attenuation system reduces the volume of
rain water leaving the site, thereby reducing the strain on the public sewer in relation to capacity
in storm events’. In respect of green roofs it is proposed to use an extensive green roofing
system which will incorporate the use of sedum layers into the design.
Traffic
SDCC advised the design team to consider tailbacks and existing traffic on Belgard Road and
the proximity of the vehicular access to Airton Road. The Airton Road extension to the
hospital was also highlighted by SDCC. SDCC advised that there were no issues with the rate
of parking proposed and suggested that there was potential for lower parking.
TOC Comment:
The proposed scheme now provides for 184 No. car parking spaces, a parking provision of
0.56 spaces per unit as discussed at Section 2.3. Lohan and Donnelly have prepared a Traffic
Assessment and DMURS addressing the concerns raised by SDCC.
Architecture
SDCC advised the design team to ensure the scheme is not over development of the site and
to ensure the development fits within its context accordingly. Mr Conroy of SDCC advised
prevailing heights of 6-8 storeys in Tallaght and commented that development should step
down on Airton Road. Furthermore, the layout of the scheme was commended and advised
to carefully consider the quality of spaces provided throughout the scheme.
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TOC Comments:
The design team have carefully considered the advice of SDCC and accordingly have reduced
the height of the development since the pre-planning consultation which proposed 7-12 No.
storeys to now primarily 5-7 storeys with an 11 storey element. The 11 No. storey has
subsequently been reduced to 9 No. storey. The design team consider the concerns raised
by SDCC have been adequately addressed in the final scheme. The comments have been
taken on board whilst acknowledging the unique position of the site at a key junction of
Airton Road and Belgard Road. We highlight that there are no sensitive receptors in the
immediate locality and thus has the ability to absorb additional height and density.
Energy
SDCC advised of the proposed Tallaght District Heat infrastructure.
TOC Comments:
Environmental Design Partnership have addressed SDCC comments regarding the potential
opportunity to connect to the proposed Tallaght District Heat system within the
accompanying Sustainability statement noting that:
‘During detailed design stage Environmental Design Partnership will evaluate and
consider the opportunities for connecting the development to the district heating
system and/or allowing facilities for future connection. At this stage the district heating
system would appear to be an ideal sustainable heating energy source for the
development.’

5.2

Section 5 Pre-Planning Consultation with An Bord Pleanála and South Dublin County
Council
A Section 5 pre-planning consultation took place on Friday, 10th May 2019 at the offices of
An Bord Pleanála and was attended by the following:
An Bord Pleanála
Tom Rabbette (TR)
Joanna Kelly (JK)
Cora Cunningham (CC)
Hazel Craigie (HC)
Jim Johnson (JJ)
Dan Aspell (DA)
Willie Purcell (WP)
Ronan Toft (RT)
Brendan Redmond (BR)
Edward McElwain
John Fleming (JF)
Clara Seeballuck
Eoin Harford
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Assistant Director of Planning
Senior Planning Inspector
Executive Officer
South Dublin County Council
Planning Department
Planning Department
Planning Department
Roads Department
Drainage Department
Parks Department
Design Team
Client
John Fleming Architects
John Fleming Architects
John Fleming Architects

Stuart Hood (ST)
Gordon Poyntz (GP)
Patricia Thornton (PT)
Ciara Cosgrave

Parkhood Landscape Architects
Lohan & Donnelly Engineers
Thornton O’Connor Town Planning
Thornton O’Connor Town Planning

We note that An Bord Pleanála issued their Pre-Application Consultation Opinion on 29th
May 2019 which stated that the Board:
‘is of the opinion that the documentation submitted with the request to enter into
consultations require further consideration and amendment to constitute a reasonable
basis for an application for strategic housing development.’
The following design amendments have been implemented since the tripartite meeting:
•
•
•
•
•
•

•
•

2 No. storeys have been removed from the feature tower of Block B;
Access to the basement carpark has been moved further east;
An landscaped access pathway between Blocks A and B from Airton Road has been
introduced;
Office Space has been introduced at ground floor fronting on Airton Road;
All ground floor apartments previously orientated towards Belgard Road have been
removed and relocated towards the communal courtyard;
The configuration of the creche and resident’s amenity spaces have been revised and
orientated towards Belgard Road along with the revised landscape design and
planning strategy which all contribute towards a more active and aesthetically
pleasing street frontage;
Further design considerations of the proposed pedestrian link to the TUD have been
implemented; and
Opaque glass screens have been incorporated into the design at the ends of any
balconies that have potential for overlooking at upper floors.

Thornton O’Connor Town Planning and John Fleming Architects have both prepared
response documents addressing the items raised in the Board’s opinion.

5.3

Part V
Part V requirements under the Planning Act (as amended) apply to residential
developments. As outlined in DHPCLG Housing Circular 36 2016, Section 96(3) sets out 6 No.
types of Part V agreement that may be made, which include:
1. Transfer of lands (section 96(3), paragraph (a));
2. Build and transfer of up to 10% of the proposed housing units (section 96(3),
paragraph (b)(i));
3. Transfer of housing units on any other land in the functional area of the planning
authority (section 96(3), paragraph (b)(iv));
4. Lease of housing units either on the site subject to the application or in any other
area within the functional area of the planning authority (section 96(3), paragraph
(b)(iva));
5. Combination of a transfer of land and one of more of the other options; and
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6. Combination of options not involving a transfer of the ownership of land (section
96(3), paragraph (b)(viii)).
The application has been submitted with Part V Costings allocating 10% of the units to social
housing in accordance with the Part V of the Planning and Development Act 2000. Some 35
No. social housing units are provided comprising 10 No. one bed, 20 No. two bed and 5 No.
three bed units.
Please refer to the Part V Allocated Units document prepared by John Fleming Architects
and the associated Part V costings.

6.0

PROPOSED DEVELOPMENT IN DETAIL

6.1

Description of the Proposed Development
The proposed residential development with resident amenities and ancillary
commercial/retail/café floorspace includes:
Demolition
The development will principally consist of the demolition of all existing industrial buildings
on site (4,800 sq m). The existing industrial buildings are of no architectural merit and will be
replaced with much higher architectural quality.
Development
The development will consist of the demolition of the existing industrial buildings on site
(4,800 sq m) and the construction of 2 No. blocks comprising 328 No. apartments (93 No. 1
bed, 222 No. 2 bed and 13 No. 3 bed), ancillary residential support facilities and commercial
floorspace measuring 31,147 sq m gross floor space above a single basement level measuring
5,861 sq m.
Block A is a part-5 to part-7 No. storey building (13,710 sq m) over basement block comprising
149 No. apartments with office space (222 sq m). Block B is a part-6 to part-9 No. storey
(17,437 sq m) over basement block comprising 179 No. apartments, 2 No. double-height
Class 1/2 commercial/retail units (as set out in Schedule 2, Part 4, Article 10 of the Planning
and Development Regulations 2001 (as amended)) (354 sq m), café/restaurant (313 sq m),
creche (360 sq m), internal residents amenity area (644 sq m) at ground floor including
reception (37.7 sq m), residents lounge (91.3 sq m), private dining area (52.6 sq m), coworking space (45.5 sq m), games room (47.3 sq m), gym (80 sq m) and communal lounge
(220 sq m) at 6th floor level.
The development also consists of the provision of a landscaped courtyard; public plaza at the
corner of Airton and Belgard Road; pedestrian access from Airton Road to the Technological
University campus; balconies; landscaped roof terrace at 6th floor level (7th Storey) of Block
B (671 sq m); 184 No. car parking spaces at basement level including 14 No. club car spaces,
10 No. disabled parking spaces and 4 No. crèche parking spaces; 727 No. basement and
surface bicycle parking spaces; 4 No. motorbike parking spaces; bin storage; boundary
treatments; green roofs; hard and soft landscaping; plant; lighting; Vodafone cabin sub-
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station; ESB sub-stations, switch rooms and generators; and all other associated site works
above and below ground.

Figure 6.1:

CGI of the proposed scheme.

Source:

3D Design Bureau, 2019.

Archaeology
The Archaeology Report enclosed with this application notes that ‘the archaeological
assessment involved a detail study off the archaeological and historical background of the
proposed development site and surrounding area’.
The document outlines that:
‘No archaeological features or areas if potential were noted during the site inspection.
The site has been subject to a large amount of development and disturbance.’
Furthermore, stating:
‘Given the level of development that has taken place within the proposed development
area, it is highly likely that any previously unknown archaeological deposits which may
have been located with the site have since been removed. No adverse impacts upon the
archaeological resource are predicted as a result of the development going ahead.’
The report concludes that:
‘no further archaeological mitigation is deemed to be necessary as part of the proposed
development’
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In light of the above assessment, it is our professional opinion that the demolition of the
existing underutilised buildings is adequately justified.
Creche
The application proposes a 360 sq m creche accommodating 80 No. child care spaces. The
creche comprises 3 No. classrooms for 0-1 year, 1-2 years and 2-6 years. In addition, there
are a number of ancillary rooms including buggy storage, staff kitchen/dining, office space
and reception area. An enclosed outdoor amenity area 230 sq m for use of the creche is also
provided.
Commercial
There are 2 No. Class 1/Class 2 commercial/retail units (354 sq m) and a restaurant/café (313
sq m) provided at ground floor fronting the public plaza serving the localised needs of the
residents. In addition, a Class 3 office (222 sq m)is provided fronting Airton road.
As set out in Schedule 2, Part 4, Article 10 of the Planning and Development Regulations 2001
(as amended) Class 1 is defined as ‘use as a shop’ and Class 2 is defined as ‘ use for the provision
of – (a) financial services, (b) professional services (other than health or medical services), (c)
any other services (including use as a betting office), where the services are provided principally
to visiting members of the public’.

6.2

Key Site Statistics
Site Area:
Existing Gross Floor Area:
Extent of Demolition proposed:
Gross Floor Area (above ground):
Gross Floor Area (above and below ground):
Site Coverage:
Plot Ratio:
No. of Units per ha.
Max. height (Block A):
Max. height (Block B):
Communal Internal Amenity Space:
Communal External Amenity Space:
Total Commercial/Retail/Café/office
Creche
Creche Play Area
Car Parking Spaces:
Cycle Parking Spaces:

6.3

1.19 ha
4,800 sq m
4,800 sq m
31,147 sq m
37,008 sq m
38.82%
2.62
276 No.
23.78 m above ground
33.13 m above ground
644 sq m
3,071 sq m
889 sq m
360 sq m
230 sq m
184 No.
727 No.

Separation Distances
The proposed development presents heights ranging from part 5 to part 7 No. storeys with
a 9 No. storey element. Block A is located to the eastern side of the site and is 6-7 No. storeys
with a minimum separation distance of 11.08 m from the boundary where TruLife, a
prosthetics company are located. The architectural composition of Block A results in a gently
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sloped elevation from north - south reducing down to part 5 No. storeys on the southern
boundary. The highest element of Block A fronts Airton Road which is considered to be the
least sensitive positioning by virtue of its distances to boundaries. The eastern boundary
abuts light industrial lands and as such the relationship of development at this boundary is
not considered to result in an adverse negative impact.

13.0 m

11.4 m

7 No. Storeys

6 No. Storeys
10.6m

5 No. Storeys
Figure 6.2:

Sixth Floor Layout Plan Illustrating heights and separation distances.

Source:

John Fleming Architects, 2019 annotated by Thornton O’Connor Town
Planning.

Block B is located at the corner of Airton Road and Belgard Road and is primarily 6 -7 No.
storeys in height with an 9 No. storey element fronting Airton Road and the proposed plaza.
The 9 No. storey element provides legibility to the development and acts as a wayfinding
landmark within the wider area. The 9 No. storey tower element which is set back from
Belgard Road will overlook the public plaza and is not considered to result in a negative
impact on the surrounding area.

9 No. Storeys
10.1m

7 No. Storeys

6 No. Storeys

Figure 6.3:

Sixth Floor Layout Plan Illustrating heights and separation distances.

Source:

John Fleming Architects, 2019 annotated by Thornton O’Connor Town
Planning.

33 | P a g e

It should be noted that the subject site is not bound by any residential developments . The
surrounding area is primarily commercial in nature as discussed at Section 3.0 of this report.
6.4

Height and Massing
As previously noted, the scheme comprises 2 No. blocks that are positioned around an
internal courtyard. Block A, which is adjacent to the eastern boundary, provides part 5 to
part 7 No. storeys over basement with the top floor level significantly reduced. Block B to the
western side of the application site, is proximate Airton Road and Belgard Road and provides
heights primarily ranging from part 6 to part 7 No. storeys with a 9 No. storey element over
basement.
The proposed height and massing are pertinent to the brownfield site and congruous it its
surroundings which are primarily commercial/light industrial in nature. It is our professional
opinion that a scheme not as prominent would fail to assimilate into its context and would
not provide an appropriate urban design response at this key junction in Tallaght.
It is considered that an appropriate design response has been provided that strikes a balance
between respecting the planning policy parameters and ensuring the development potential
of a strategically positioned underutilised plot is maximised. The current planning context is
more encouraging of developments being designed to achieve additional height at
appropriate locations.

6.5

Figure 6.4:

Model illustrating the scale and massing of the proposed scheme in the
context of Belgard Gardens (Purple – Granted Phase I, Green – Phase II).

Source:

John Fleming Architects, 2019.

Density
The subject application proposes 328 No. apartment units. The proposed gross residential
density is calculated below:
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328 No. Units = 276 Units Per Hectare
11,900 sq m
Given that the Height Guidelines published in December 2018 seek to increase density
through building heights at suitable locations, it is considered appropriate that this site be
utilised for increased density to provide a greater number of homes in a highly accessible and
sustainable location, which provides high quality one, two and three bed apartments.
As detailed in other documents in this application, the nearby Cookstown SHD scheme was
granted permission at a density of 329 No. units per Hectare.

6.6

Design Rationale
The Design Statement prepared by John Fleming Architects and the Landscape Masterplan
by Parkhood Landscape Architects are enclosed as separate documents, and both
demonstrate the primary concept of the proposed development which is to appropriately
assimilate the development into the surrounding area and create precedent for future
development of ‘Regen’ zoned lands on Airton Road and Belgard Road. A fundamental tenet
of the design approach is to provide a public plaza at the junction of Airton Road and Belgard
Road providing definition to the scheme and legibility within the wider context of the
development.
Materials
John Fleming Architects have prepared an Architectural Design Statement detailing that:
‘The proposed scheme will comprise primarily of a high quality red brick with a
secondary white buff brick applied at various locations throughout the scheme mainly
at the feature tower and the southern half of Block B. The use of these materials will
create a more diverse façade elevation along both Belgard & Airton Roads. To soften
the massing of the blocks, lighter steel and glass balconies and brushed powder coated
aluminum panels’
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Images of the proposed materials are provided below:

Figure 6.5:

Proposed Material.

Source:

John Fleming Architects, 2019.

Daylight and Sunlight
We note that a Daylight and Sunlight Analysis was carried out by 3D Design Bureau which
concluded that ‘92% of the accessed rooms meet the BRE guidelines for daylight with
approximately half recording an ADF more than double the recommended level, the proposed
scheme should be considered to have achieved a good level of daylight.’
Furthermore, the report highlights that:
‘The target values as set out in the BRE guidelines should be used as an aid for designers rather
than a restriction’ concluding that ‘the daylight within the proposed habitable rooms will
generally be quite good and excellent in the many cases.’

6.6.1

Landscape
Parkhood Landscape Architects have prepared a Landscape Masterplan which illustrates the
proposed design for the communal courtyard and the treatment of the site fronting onto
Belgard Road and Airton Road. The landscape proposal comprises a variety of high hedges,
ornamental shrub planting, rain garden planning, wetland planting and climbers as
illustrated on the accompanying Landscape Masterplan. The proposal provides for raised
lawns, play areas, informal seating and high quality concrete paving.
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The Ecological Appraisal carried out by JBA Consulting identified a number of native species
on the subject site and recommended that they should be relocated and incorporated into
the proposed landscape plan. Parkhood Landscape Architects have included the re-planting
of Pyramidal Orchid, Common Knapweed, and Hawkweed into the proposed Landscape
Plan.
The BRE guidelines recommends that for a garden or amenity area to appear adequately
sunlit throughout the year, at least half of a garden or amenity area should receive at least
two hours of sunlight on 21st March. A Daylight and Sunlight Assessment carried out by 3D
Design Bureau demonstrates that all proposed amenity areas meet the BRE guidelines.
Figure 6.6:
Proposed
Proposal.

Landscape

Source:
Parkhood Landscape
Architects, 2019.

Play areas
Parkhood Landscape Architects have identified 2 No. play areas within the resident’s
courtyard as illustrated at Figure 6.7 below in addition a dedicated play area (230 sq m) is
provided for the creche.
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Figure 6.7:
Location of Play Areas

Source:
Parkhood Landscape
Architects, 2019.

Figure 6.8:

CGI of the proposed internal courtyard.

Source:

3D Design Bureau, 2019.
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6.6.2

Trees
There are 52 No. existing trees located on the application site. A Tree Survey Report has been
prepared by Dr Philip Blackstock, an arboriculturalist, detailing the species, age and
condition of each tree. A ‘Development Impact Drawing on Existing Trees’ has been
prepared by Parkhood Landscape Architects, illustrating that 18 No. trees will be retained.
Tree protection barriers (2.3 m high and comprising a vertical and horizontal framework of
scaffolding, well braced) will be put in place to resist impacts and securely supporting weld
mesh panels shall be erected around the base of all trees to be retained on site.
The Landscape Report outlines the provision of a pedestrian link between the subject site,
the TUD and Airton Road as a key opportunity for the surrounding context. Parkhood
Landscape Architects outline that:
‘to ensure that the existing trees within the area are retained during development the
landscape design proposes that this ‘link’ will be classifies as a no-dig area, where the
Root Protection Zones ( identified in drawing 654-L-200/6504-L-201) will not be
affected during construction. The implementation of a raised board walk will ensure
minimal disruption within the RPZ’s while establishing a strong link to the neighbouring
site.’
Parkhood Landscape Architects set out that:
‘To ensure that the existing trees within the area are retained during development the
landscape design proposes that this ‘link’ will be classified as a no-dig area, where the
root protection zones will not be affected during construction. The implementation of a
raised board walk will ensure minimal disruption within the RPZ’s whilst establishing a
strong link to the neighbouring site.’

6.6.3

Figure 6.9:

Indicative images of the proposed board walk into the Tallaght
TUD campus.

Source:

Parkhood Landscape Architects, 2019.

Access
Vehicular
Vehicular access is provided to the basement level of the development from Airton Road
allowing access to the resident car parking. Vehicular access is also provided along the
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eastern side of the development for fire tender and maintenance. This entrance is not
intended for everyday vehicular usage but as a public pedestrian connection to the TUD.
Pedestrian
There are numerous access options for residents of the scheme from both the peripheral of
site along Belgard Road and Airton Road and from the internal courtyard.
Figure 6.3 below illustrates the vehicular and pedestrian access routes throughout the
proposed scheme.
Figure 6.10:
Proposed
Vehicular
and Pedestrian Access
Routes throughout the
Scheme.
Source:
Parkhood Landscape
Architects, 2019.

7.0

PLANNING POLICY CONTEXT

7.1

Relevant Development Management Standards
The purpose of this section is to detail the relevant current Development Plan policies and
guidelines applicable in relation to the proposed residential development at the corner of
Airton Road and Belgard Road. The Statement of Consistency submitted with this planning
application sets out a full assessment of the consistency of the proposed development with
National, Regional and Local policy.
The application contains a Material Contravention Statement prepared by Thornton
O’Connor Town Planning indicating why permission should be granted for the proposed
development, having regard to a consideration specified in section 37(2)(b) of the Planning
and Development Act, 2000, as amended, notwithstanding that the proposed development
materially contravenes the development plan and local area plan in regard to the proposed
height.
The key national documents in assessing the subject scheme are the National Planning
Framework – Project Ireland 2040, the Urban Development and Building Heights Guidelines for
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Planning Authorities, December 2018 and the Sustainable Urban Housing Design Standards
for New Apartments Guidelines for Planning Authorities, March 2018. At a local level, the
South Dublin Development Plan 2016 – 2022 is the statutory plan for the area and guides
development relating to the subject site.

7.2

National Policy

7.2.1

National Planning Framework – Project Ireland 2040
The National Planning Framework (NPF) was published in February 2018 and is the
Government’s high-level strategic plan for shaping the future growth and development of
Ireland to the year 2040. The proposed development has been designed in accordance with
the objectives of the NPF. Section 2.2 of the NPF sets out an overview of the NPF Strategy
which includes reference to ‘Compact Growth’ as follows:

•
•

Targeting a greater proportion (40%) of future housing development to be within and
close to the existing ‘footprint’ of built-up areas. [Our Emphasis];
Making better use of under-utilised land and buildings, including ‘infill’,
‘brownfield’ and publicly owned sites and vacant and under-occupied buildings,
with higher housing and jobs densities, better serviced by existing facilities and public
transport’ [Our Emphasis].

The NPF expressly seeks the densification of suburban, brownfield sites close to public
transport and services and facilities such as the subject site. National Policy Objective 35
states that it is an objective to:
‘Increase residential density in settlements, through a range of measures including
reductions in vacancy, re-use of existing buildings, infill development schemes, area or
site-based regeneration and increased building heights.’ [Our Emphasis].
The NPF also sets out the following regarding future growth needs:
‘Increased residential densities are required in our urban areas…to more
effectively address the challenge of meeting the housing needs of a growing
population in our key urban areas, it is clear that we need to build inwards and
upwards, rather than outwards. This means that apartments will need to become a
more prevalent form of housing, particularly in Irelands cities.’ [Our Emphasis].
Therefore, it is our opinion that the NPF supports the provision of the proposed 328 No.
apartment development through increased density and height at the subject site having
regard to the brownfield, underutilised status of the site in close proximity to excellent public
transport and employment sources as well as a range of services and facilities to serve the
future tenants.
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7.2.2

Urban Development and Building Heights Guidelines for Planning Authorities (December
2018)
The Guidelines set out that a key objective of the NPF is to see greatly increased levels of
residential development in our urban centres. Significant increases in the building heights
and overall density of development is not only facilitated but actively sought out and
brought forward by our planning processes, particularly at local authority and An Bord
Pleanála levels.
The Minister's foreword to the Urban Development and Building Heights Guidelines, December
2018 acknowledges that Ireland's classic development models for city and town cores has
tended to be dominated by employment and retail uses, surrounded by extensive and
constantly expanding low-rise suburban residential areas, as is seen historically in Tallaght.
This is regarded in the guidelines and literature as an unsustainable model in need of
proactive and inventive solutions.
The Building Height Guidelines state that there is an opportunity for our cities and towns to
be developed differently. Urban centres could have much better use of land, facilitating well
located and taller buildings, meeting the highest architectural and planning standards. The
Building Height Guidelines note that:
‘A key objective of the NPF is therefore to see that greatly increased levels of
residential development in our urban centres and significant increases in the
building heights and overall density of development is not only facilitated but
actively sought out and brought forward by our planning processes and particularly so
at local authority and An Bord Pleanála levels.’ [Our Emphasis].
These Guidelines are intended to set a new and more responsive policy and regulatory
framework for planning the growth and development of cities and towns upwards rather
than outwards. The Guidelines note that increasing prevailing building heights has a critical
role to play in addressing the delivery of more compact growth in our urban areas,
particularly our cities and large towns through enhancing both the scale and density of
development and our planning process must actively address how this objective will be
secured.
The Guidelines also note the following:
‘In relation to the assessment of individual planning applications and appeals, it is
Government policy that building heights must be generally increased in appropriate
urban locations. There is therefore a presumption in favour of buildings of increased
height in our town/city cores and in other urban locations with good public
transport accessibility.’ [Our Emphasis].
The subject site is well served by public transport with 4 No. LUAS stops and multiple bus
stops located in close proximity to the subject site along Belgard Road providing easy access
to locations such as Dublin City Centre, Park West Business Campus and Tallaght Business
Park for example.
As such, it is considered that the proposed development providing heights of part 5 to part
7 No. storeys with a 9 No. storey element and comprising 328 No. high quality apartment
units at the subject site represents the proper planning and sustainable development of the
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area as heights have been increased in an appropriate urban location that has excellent
public transport access. We note the Height Guidelines take precedence over any conflicting
policies and objectives of Development Plans, Local Area Plans and Strategic Development
Zone Planning Schemes.
SPPR3 of the Building Height Guidelines, 2018 sets out that:
‘It is a specific planning policy requirement that where;
(A)

1. an applicant for planning permission sets out how a development proposal
complies with the criteria [below]; and
2. the assessment of the planning authority concurs, taking account of the
wider strategic and national policy parameters set out in the National Planning
Framework and these guidelines;
then the planning authority may approve such development, even where
specific objectives of the relevant development plan or local area plan may
indicate otherwise.’

The highest building forms are located at the least sensitive positions within the subject
lands, fronting the junction of Belgard Road and Airton Road. The buildings provide a
sense of enclosure and act as a noise barrier to the scheme, in particular to the communal
courtyard. There are no ground floor apartments proposed fronting Belgard Road or
Airton Road. As previously stated at Section 6.3, the heights are reduced and
appropriately set back within the scheme. It is our opinion that the proposed development
incorporating increased building height is in line with the Building Height Guidelines. A
comprehensive assessment of SPPR3 has been carried out by Thornton O’Connor within
the accompanying Statement of Consistency and Material Contravention Statement
demonstrating that the proposed development satisfies the specified criteria set out in
Section 3 of the Building Height Guidelines below.
It is considered that the subject lands are ideally located to accommodate increased height
and density without having adverse impacts on the receiving environment. We submit that
the development as proposed is in accordance with the clear direction in recent national
legislation to increase height and density in appropriate locations and the proposed
development can be successfully assimilated into its context.

7.2.3

Sustainable Urban Housing Design Standards for New Apartments, Guidelines for
Planning Authorities, March 2018 (Apartment Guidelines).
The Department of Housing, Planning and Local Government published the updated
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities, 2018 in March 2018.
The purpose of the 2018 Apartment Guidelines is to reiterate ministerial guidance setting
out standards for apartment developments mainly in response to circumstances that had
arisen whereby some local authority standards were at odds with National guidance. These
Guidelines build on the content of the 2015 Apartment Guidelines particularly in relation to
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design quality safeguards such as internal spaces standards for 1, 2 and 3 No. bedroom
apartments, floor to ceiling height, internal storage and amenity space.
The Guidelines update previous guidance in the context of greater evidence and knowledge
of current and likely future housing demand in Ireland taking account of the Housing Agency
National Statement on Housing Demand and Supply and projected need for additional
housing supply out to 2020, the Government’s Rebuilding Ireland – Action Plan for
Homelessness, 2016 and the National Planning Framework – Ireland 2040, published since the
2015 Guidelines. We note that the Apartment Guidelines take precedence over any
conflicting policies and objectives of Development Plans, Local Area Plans and Strategic
Development Zone Planning Schemes.
It is considered that the subject site is located within an accessible urban location as set out
the Apartment Guidelines, which states:
‘Such locations are generally suitable for small to large-scale (will vary subject to
location) and higher density development (will also vary), that may wholly comprise
apartments, including:
•
•
•

Sites within walking distance (i.e up to 15 minutes or 1,000 – 1,500 m), of
principal city centres, or significant employment locations, that may include
hospitals and third-level institutions;
Sites within reasonable walking distance (i.e up to 10 minutes or 800-1,000 m)
to/from high capacity urban public transport stops (such as DART or Luas);
and
Sites within easy walking distance (i.e. up to 5 minutes or 400-500m) to/ from
high frequency (i.e. min 10 minute peak hour frequency) urban bus services
[Our Emphasis].

As discussed in detail in Sections 2.2 and 2.3 of this Report, we note that Belgard Road runs
adjacent to the subject site which is served by a number of bus routes providing extensive
services to various significant employment locations in Dublin. Furthermore, there are 4 No.
Luas stops located within 1 km of the subject site.
The Tallaght Technological University campus is located to the south of the subject site. The
proposed scheme will provide for a pedestrian connection from the campus to the subject
site with a public pedestrian route connecting to Airton Road.
Therefore, having regard to the significant employment locations and bus and Luas services
accessible from the site, it is clear that the subject site can be defined as a highly accessible
location that can achieve higher density development as per the Apartment Guidelines (and
the NPF and the Building Height Guidelines).
In terms of meeting future housing need the publication sets out that:
‘demographic trends indicate that two-thirds of households added to those in Ireland
since 1996 comprise 1-2 No. person, yet only 21% of dwellings completed in Ireland
since then comprise apartments of any type’.
Furthermore, the Apartment Guidelines refer to the 2016 Census which states that:
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‘if the number of 1-2 No. person dwellings is compared to the number of 1-2 No. person
households, there is a deficit of approximately 150%, i.e. there are approximately two
and half times as many 1-2 No. person households as there are 1-2 No. person homes.’
The Apartment Guidelines recognises the need for alternative and suitable types of
accommodation to facilitate the societal and economic changes which would be better
suited to reflect household formation and housing demand. The proposed application
comprising 328 No. residential units will therefore provide an alternative housing
accommodation type for people seeking residential accommodation in the Tallaght area.
We refer to the Housing Assessment Report prepared by Thornton O’Connor Town
Planning which provides a robust justification for the proposed housing mix.

7.3

South Dublin County Development Plan 2016-2022

7.3.1

Zoning
The subject site is zoned Objective ‘REGEN’ to ‘facilitate enterprise and/or residential led
regeneration’.
The South Dublin County Development Plan 2016 -2022 states that:
‘It is policy of the Council to facilitate and support the regeneration of underutilised
industrial areas that are proximate to urban centres and transport nodes and to
promote and support more intensive compatible employment and/or residential led
development in regeneration zones.’

Figure 7.1:

Zoning Map with Subject Site Denoted by the Red Outline.

Source:

Extract from South Dublin County Development Plan 2016-2022 Zoning
Map No. 9.
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The Core Strategy Policy 2 states that:
‘it is the policy of the Council to support the sustainable long term growth of
Metropolitan Consolidation Towns through consolidation and urban expansion’.
More specifically Objective 4 states that:
‘to promote and support the regeneration of underutilised industrial areas within areas
designated with Zoning objective Regeneration ‘REGEN’ (to facilitate enterprise and/or
residential led regeneration).
This Regeneration zoning has been introduced in the adopted South Dublin Development
Plan 2016-2022 to support and facilitate the regeneration of underutilised industrial lands
that are proximate to town centres and/or public transport nodes for more intensive
enterprise and/or residential led development. The proposed development which comprises
a scheme of 328 No. residential units and 1,249 sq m of retail/commercial, restaurant/café,
childcare and office floorspace is consistent with the above policy guidance.

7.3.2

Building Height
Housing Policy 9 refers to Residential Building stating that:
‘it is the policy of the Council to support varied building heights across residential and
mixed use areas in South Dublin County’.
Housing Policy 9 sets out the following relevant objectives:
•
•
•

Objective 1: To encourage varied building heights in new residential developments to
support compact urban form, sense of place, urban legibility and visual diversity;
Objective 2: To ensure that higher buildings in established areas respect the
surrounding context; and
Objective 4: To direct tall buildings that exceed five storeys in height to strategic and
landmark locations in Town Centres, Mixed Use zones and Strategic Development
Zones and subject to an approved Local Area Plan or Planning scheme.

The proposed development comprises 2 No. blocks. Block A is part 5 No. storeys to part
7 No. storeys over basement level with substantial setbacks provided at the fifth floor
level. Block B is principally 6 to 7 No. storeys with a 9 No. storey tower element. Block A
and Block B have maximum heights of 25.1 m and 33.13 m respectfully which are
appropriately scaled down in sensitive area as illustrated on the accompanying
Architectural Drawing prepared by John Fleming Architects.
The Development Plan states that varied building heights are supported in urban centres
and regeneration zones and will be important in creating a sense of place, urban legibility
and visual diversity.
Policy UC6 Objective 3 of the South Dublin County Council Development Plan 2016-2022
stipulates that development should:
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‘direct tall buildings that exceed five storeys in height to strategic and landmark
locations in Town Centre, Regeneration and Strategic Development Zones, and subject
to an approved Local Area Plan or Planning Scheme.’
We note that the adoption of the Building Height Guidelines supersedes the above policy
objectives. We submit that the proposed tower element is suitable at this located in a
regeneration zone and will positively contribute to the surrounding area by virtue of its high
quality design approach.
A Material Contravention Statement has been prepared to accompany the proposed
application addressing the aforementioned policies and the guidance set out within the
South Dublin County Development Plan 2016-2022.

7.3.3

Housing Policies
Policy H1 outlines that:
‘It is the policy of the Council to implement the Interim South Dublin County Council
Housing Strategy 2016 -2022 (and any superseding Housing strategy agreed by the
Council) and to carry out a review of the Housing Strategy as part of the mandatory
Two Year Development Plan Review’.
Objective 2 of this policy requires 10% social housing requirement as set out within Part V
of the Planning and Development Act 2000 (as amended).
The application has been submitted with Part V Costings allocating 10% of the units to
social housing in accordance with the Part V of the Planning and Development Act 2000.
Some 35 No. social housing units are provided comprising 10 No. one bed, 20 No. two bed
and 5 No. three bed units.
Policy H6 sets out the Sustainable Community objective for proposed residential
developments in South Dublin stating that:
‘It is the policy of the Council to support the development of sustainable communities
and to ensure that new housing development is carried out in accordance with
Government policy in relation to the development of housing and residential
communities’.
The proposed residential development has been designed with due diligence of
sustainability principles. The application is supported by a Sustainability Statement
prepared by Environmental Design Partnership which state that the proposed apartments
will:
‘exceed the requirements of the current building regulations, Part L 20011 – Amended
January 2017 (Dwellings effective 31st December 2020) requiring the following:
•
•
•
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Minimum fabric and air permeability requirements: 5 m3/(h.m2)
Maximum permitted energy performance coefficients (MPEPC): 0.3
Maximum permitted carbon performance coefficients (MPCPC): 0.35

•

A minimum BER of A3 will be achieved through the use of good construction practice
and energy efficient system design.’

Furthermore, the document notes that:
‘the commercial units will exceed the requirements of the current building
regulations, Part L 2017 (Buildings other than Dwellings effective 1st January 2019)’.
Policy H7 has been adopted to ensure a high quality design is achieved for all new residential
developments stating that:
‘It is the policy of the Council to ensure that all new residential development within the
County is of high quality design and complies with Government guidance on the design
of sustainable residential development and residential streets including that prepared
by the Minister under Section 28 of the Planning & development Act 2000 (as
amended)’
The proposed residential scheme will comprise of a brick finish, glass balconies with a
feature corner building. We note a Design Statement has been prepared by John Fleming
Architects accompanying the application.
The scheme has been designed in compliance with the Urban Design Manual – A Best
Practice Guide, DEHLG (2009) and the Design Manual for Urban Roads and Streets,
DTTAS and DEHLG (2013).
Policy H8 relates to Residential Densities and promotes higher residential densities at
appropriate locations and states that:
‘it is the policy of the Council to promote higher residential densities at appropriate
locations and to ensure that the density of new residential development is appropriate
to its location and surrounding context’
Furthermore, it is considered that Objectives Nos. 1, 2 and 4 are most applicable to the
subject site and state that developments should:

48 | P a g e

Objective 1:

Ensure that the density of residential development makes efficient use
of zoned lands and maximises the value of existing and planned
infrastructure and services, including public transport, physical and
social infrastructure, in accordance with the Guidelines for Planning
Authorities on Sustainable Residential Development in Urban Areas,
DEHLG (2009);

Objective 2:

Consider higher residential densities at appropriate locations that are
close to Town, District and Local Centres and high capacity public
transport corridors in accordance with the Guidelines for Planning
Authorities on Sustainable Residential Development in Urban Areas,
DEHLG (2009); and

Objective 4:

Support proposals for more intensive enterprise and/or residential led
development within areas designated with Zoning Objective ‘REGEN’
(To facilitate enterprise and/or residential led regeneration) subject to

appropriate design safeguards and based on traditional urban forms
that adhere to urban design criteria.’
The proposed residential density is 276 No. units per ha. This density is considered to be
appropriate to the application site which is located on the corner of Belgard Road and
Airton Road. The scheme makes efficient use of the REGEN zoned lands which abut
Town Centre zoned lands to the south. As such the subject site is located in close
proximity to Town Centre services and facilities that are within walking and cycling
distance for residents of the scheme, in addition to the retail/commercial and
restaurant/café space provided at ground floor of the development providing convenient
services. The subject site is ideally located in a highly sustainable location by virtue of the
site being served by a number of bus routes and its proximity to 4 No. Luas stops. We
highlight that the existing and planned infrastructure and services in the surrounding
environs have the capacity to facilitate the development subject to this report. We note
that the Traffic Impact Assessment prepared by Lohan and Donnelly stipulates:
‘that the traffic impact of the proposed development is relatively light, generating
1.4 exiting vehicles per minute and 0.6 entering vehicles per minute during the
morning peak, and 1.25 entering vehicles per minute and 0.72 exiting vehicles per
minute during the evening peak. Any congestion detailed within this report for
the year of opening and fifteen years thereafter is overwhelmingly the result of
assumed, very conservative, network flow increases and generated volumes from
the adjacent granted development at Belgard Gardens.
The proposed development is not a significant contributor to predicted congestion
levels at critical junctions analysed above.’
It is considered that the residential development at the subject site will not result in a
material impacts on surrounding properties. It is our professional opinion that the
residential density proposed is appropriate to the corner site located at Belgard Road
and Airton Road.
Policy H10 stipulates that a wide variety of adaptable housing types, sizes and tenures must
be provided stating that:
‘It is the policy of the Council to ensure that a wide variety of adaptable housing types,
sizes and tenures are provided in the County in accordance with the provisions of the
Interim South Dublin County Council Housing Strategy 2016-2022.’
The proposed scheme provides for 93 No. 1 bed, 222 No. 2 bed and 13 No. 3 bed
apartments which responds to the demand for such accommodation on appropriately
zoned lands. Currently, Tallaght is largely dominated by 3 No. bed houses and the
introduction of principally 1 No. bed and 2 No. bed units will be welcomed providing a
greater mix into the area.
It is highlighted that all proposed units exceed the minimum required space standards,
as set out in the Housing Quality Assessment prepared by John Fleming Architects and
which is submitted as part of this application. We note that 35 No. social housing units
are provided comprising 10 No. one bed, 20 No. two bed and 5 No. three bed units as
detailed within the accompanying document.
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Policy H13 relates to the provision of private and semi-private open spaces within new
residential schemes stating that:
‘It is the policy of the Council to ensure that all dwellings have access to high quality
private open space (inc. semi-private open space for duplex and apartment units) and
that private open space is carefully integrated into the design of new residential
developments.’
The proposed scheme provides for a mix of open spaces including a public plaza, a semi
private courtyard and private balconies and terraces.
A Landscape Masterplan has been prepared by Parkhood Landscape Architects and is
submitted with the planning application at this stage. It is noted that the landscape plan
provides for a functional and adaptable space for use by the future residents of the
scheme. The proposed public plaza is an integral element of the schemes landscaping
providing legibility.
Policy H14 states that ‘all new housing provides a high standard of accommodation that is
flexible and adaptable, to meet the long term needs of a variety of household types and sizes.’
The proposed mixed use scheme has been designed to a high standard with local
convenience type retail/commercial units provided at ground floor level to meet the
needs of the residents. It is also noted that the scheme provided for 644 sq m of internal
communal amenity areas comprising a private dining area, resident lounge, reception,
co-working space, games room and gym. The provision of such additional resident
amenity caters for the changing needs of the future residents of the scheme, for instance
a resident working from home can utilise the co-working space for ‘working at home’
days.

7.3.4

Community Infrastructure Policies
Policy C8 refers to childcare facilities which requires good quality and accessible facilitates
in suitable locations.
Policy C8 states:
(a) It is the policy of the Council to support and facilitate the provision of good quality and
accessible childcare facilities at suitable locations in the County; and
(b) It is the policy of the Council to require the provision of new childcare facilities in tandem
with the delivery of new communities.
The proposed scheme provides for a creche accommodating approximately 80 No.
children ranging from newborns to 6 No. years old. The creche comprises 3 No.
classrooms/dayrooms in addition to an external amenity area as illustrated on the
architectural drawings prepared by John Fleming Architects. The creche can be accessed
from both the communal courtyard and from Belgard Road. Some 4 No. designated car
parking spaces for the creche are provided at basement level. The proposed creche will
provide a vital service facilitating the childcare needs of future occupants of the
development.
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Policy C12 outlines that ‘a hierarchical network of high quality open space is available to those
who live, work and visit the County, providing both passive and active recreation’.
With regard to squares and plazas which provide civic amenity, the Development Plan
outlines that they provide a forum for social interaction and an opportunity to strengthen
biodiversity corridors to and from these spaces.
The proposed public plaza will act as a focal point of the development by virtue of its
location at the junction of Belgard Road and Airton Road, providing legibility for the
development. The tall building element will provide definition and anchor the
development within the wider surrounding environment. The retail/commercial and
café/restaurant units fronting the plaza will be a feature of the development and
identifiable in the wider context of Belgard Road.
Furthermore, a landscaped 2,400 sq m residents’ courtyard is provided for residents of the
proposed scheme.
Additionally, each unit benefits from a private balcony. It is considered that the proposed
development will act as a catalyst for future regeneration on Belgard Road and Airton
Road.

7.3.5

Economic Development Policy
Policy ET2 specifies that
‘it is the policy of the Council to facilitate and support the regeneration of underutilised
industrial areas that are proximate to urban centres and transport nodes and to
promote and support more intensive compatible employment and/or residential led
development in regeneration zones.’
It has been noted throughout that the subject lands are located on ‘REGEN’ zoned lands
that are significantly underutilised in their current form. The proposed development will
positively contribute to the economic development of the wider surrounding area by
virtue of the residential led development which will act as a catalyst for future
regeneration along Belgard Road and Airton Road. Despite the current industrial
character, we submit that the corner site of Belgard Road and Airton Road will be the first
residential development in this particular section of Airton Road and therefore provide
great opportunities for further residential redevelopment of ‘REGEN’ zoned lands creating
a new residential community.

7.3.6

Retail Policy
The Retail Strategy for the Greater Dublin Area 2008 – 2016 sets out a five tier retail hierarchy
for the Greater Dublin Area which forms the basis for retail development in the county during
the period 2016 - 2022.
The retail provision within the proposed scheme comprises 2 No. Class 1/2
retail/commercial which would be Level 5 on the hierarchy. The proposed
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retail/commercial and restaurant/café units will serve the needs of the future occupants
of the scheme. We note that the Retail Planning Guidelines (2012) are discussed at Section
4.10 of the Statement of Consistency prepared by Thornton O’Connor Town Planning.

7.3.7

Transport Policy
With regard to Car Parking policy TM7 stipulates that a balanced approach to the provision
of car parking must be taken encouraging a more sustainable modes of public transport
stating that:
‘It is the policy of Council to take a balanced approach to the provision of car parking
with the aim of meeting the needs of businesses and communities whilst promoting a
transition towards more sustainable forms of transportation.’
The subject site is located at a highly sustainable and accessible urban location at the
corner of Airton Road and Belgard Road. We note that the Apartment Guidelines state
that accessible urban location are:
‘Such locations are generally suitable for small- to large-scale (will vary subject to
location) and higher density development (will also vary), that may wholly comprise
apartments, including:
• Sites within walking distance (i.e up to 15 minutes or 1,000 – 1,500
m), of principal city centres, or significant employment locations,
that may include hospitals and third-level institutions;
• Sites within reasonable walking distance (i.e up to 10 minutes or
800-1,000 m) to/from high capacity urban public transport stops
(such as DART or Luas); and
• Sites within easy walking distance (i.e. up to 5 minutes or 400500m) to/ from high frequency (i.e. min 10 minute peak hour
frequency) urban bus services [Our Emphasis].
The proposes scheme provides 184 No. of car parking spaces and 727 No. cycle parking
spaces in an attempt to encourage sustainable modes of transport. A rate of 0.56 car
parking spaces per unit is provided. It has been noted throughout that the subject site
abuts ‘Town Centre’ land use zoning which provides a range of services and facilities that
are in walking/cycling distance for future residents of the scheme. Nonetheless, Figure 7.2
below illustrates the highly accessible location of Belgard Road by public transport.
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7.3.8

Figure 7.2 :

Schematic of County Wide Higher Capacity Public Transport Network

Source:

South Dublin County Council Development Plan 2016 – 2022

Green Infrastructure
Policies G1 and G6 are concerned with protecting, enhancing and further developing,
multifunctional Green Infrastructure networks.
Parkhood Landscape Architects have prepared a Landscape Masterplan which aims to
encourage and support the development of green infrastructure within the scheme
providing a range of hedge planting, shrub planting, rain garden planting, wetland
planting, climbers and lawn.
Furthermore, Lohan and Donnelly provide details of the drainage mechanisms that have
been incorporated into the design including green roofs and attenuation systems.
Lohan and Donnelly outline in their documentation that:
‘It is proposed to use an extensive green roofing system on 6th, 7th and 8th floor on
Block A and on 8th floor and Roof on Block B which will incorporate the use of sedum
layers into the design, with the aim of delaying and reducing runoff from the site in
times of precipitation. The intention is to provide an additional natural and
sustainable form of attenuation within the site that will reduce the total runoff
from site by temporarily retaining the runoff within the sedum layers and
promoting evaporation.’
Please refer to the Drainage drawings for further information on Green Infrastructure
networks.

53 | P a g e

7.3.9

Energy Policies
Policy E5 states that it is Council Policy to:
‘promote the development of waste heat technologies and the utilisation and sharing
of waste heat in new or extended industrial and commercial developments, where the
processes associated with the primary operation on site generates waste heat.’
Environmental Design Partnership have prepared a Sustainability Report, in respect of
Heat Recovery it states that:
‘Any HRV specified will have optimum heat recovery systems applied. This will
reduce the overall heat energy consumption, as we are recuperating in excess of 75
% of the heat within the occupied space. This will be in compliance with the Ecodesign Directive (1253/2014) which requires a dry heat recovery efficiency of 73% for
plate heat exchangers and thermal wheels and 68% for run-around coils from 1st
January 2018.’
Furthermore, stating that:
‘During detailed design stage Environmental Design Partnership will evaluate and
consider the opportunities for connecting the development to the district heating
system and/or allowing facilities for future connection. At this stage the district
heating system would appear to be an ideal sustainable heating energy source for
the development.’
The Sustainability Report concludes that:
‘The Design Strategy and proposals as outlined in the preceding paragraphs when
applied to the Belgard Mixed Use residential Development will fully comply with the
South Dublin County Council – Development Plan, 2016 – 2022, part L of the building
regulations and NZEB requirements for energy performance and renewable energy
contributions.’
Policy E4 relates to Energy Performance in New Buildings ensuring that new developments
are designed with due account of the impacts of climate change, energy efficiency and
renewable energy measures.
The Sustainability Report prepared by Environmental Design Partnership outlines that the
design of the development has had due ‘recognition of SDCC requirements and aspirations
and to the recommendations and requirement standards and practices of the Chartered
Institute of Building Services Engineers.

7.4

Tallaght Town Centre Local Area Plan 2019
On the 12th September 2019, South Dublin County Council published the Draft Tallaght Town
Centre Local Area Plan (LAP) 2019.
It is highlighted that the proposed scheme had been subject to an extensive design process
over the period of a calendar year prior to the publishing of the Draft LAP. Furthermore, the
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Applicant and Design Team have met with South Dublin County Council and An Bord
Pleanála during the design process as detailed at Section 5.0.
As the document has yet to be adopted, it must be highlighted that the proposed
development is only required to have ‘regard to’ the contents contained within the Draft
LAP. As set out within the Planning and Development Regulations 2001, the Planning
Authority are required to carry public consultation, thereafter ‘the planning authority shall,
following consultation with the Minister, forward a copy of the proposal to make or amend a
local area plan, and where appropriate, the proposed local area plan or proposed amended plan,
and associated environmental report to a Member State.’
As such it is anticipated that the Draft LAP will be subject to further amendments prior to its
adoption. Given the considerable timescales involved with the publishing of the LAP and its
adoption in accordance with Section 20 of the Planning and Development Act, 2000 it would
be considered unreasonable and unwarranted to delay the lodgement of planning
applications, as the LAP is likely to be subject to further amendments following
considerations of the consultation process by members of the Planning Authority.
Notwithstanding the above, the Draft Tallaght LAP, 2019 has been reviewed.
The Draft LAP outlines it key objective as:
•
•
•
•
•
•
•
7.4.1

Deliver a quality built environment;
Deliver a network of connected neighbourhoods;
Promote Tallaght’s role as the Capital of the County;
Deliver sustainable residential communities;
Respect and promote our heritage and architectural features;
Proactively plan for climate change; and
Implementation.

Broomhill
The subject site is located within an area identified as Broomhill. Although the Draft LAP
recognises the objective of ‘REGEN’ zoning is to ‘facilitate enterprise and/or residential led
regeneration’, the Draft LAP states:
‘as a minimum, the mixed-use frontages identified in the Urban Function concept are
required to have a mixed-use element and have a non-residential frontage at ground
floor level, or some other acceptable alternative which performs the same function of
providing activity at ground floor level. Minimum floor to ceiling heights of between 3.5
and 4 metres will be required to facilitate non-residential uses.’
Further noting:
‘Residential elements are appropriate in Greenhills and Broomhill along mixed-use
frontages; Belgard Road, Airton Road Broomhill and Greenhills Road, subject to
integrating effectively with existing uses.’
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Figure 7.3:
Subject Site

Urban
Function
Map
indicating the Location of
the Subject Site.

Source:
Draft Tallaght Local Area
Plan, 2019 annotated by
Thornton O’Connor Town
Planning.

The development proposes mixed use active frontages along both Airton and Belgard
Roads. Airton Road will be activated by the presence of office space and the public plaza
which will have both retail/commercial uses and a café/restaurant. The commercial units
fronting onto the plaza
The commercial elements are delineated by the 9 No. storey tower element and have the
benefit of double height ceilings with address the corner of Belgard Road which transitions
into resident amenity facilities. The proposed residents’ amenities including gym and coworking space front onto Belgard Road, as does the proposed creche thus creating a vibrant
mixed use environment.
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Airton Road

Belgard Road
Proposed Plaza

7.4.2

Figure 7.4:

Proposed plaza at the junction of Airton Road and Belgard Road.

Source:

John Fleming Architects annotated by Thornton O’Connor Town
Planning, 2019.

Height
The Draft Tallaght LAP sets indicative heights for the subject site. As illustrated below at
Figure 7.5, the western boundary is envisaged to have a height of 6-7 No. storeys. The
proposed development is 6-7 No. storeys along the western boundary with a part 9 storey
element at the corner fronting onto Airton Road (northern boundary) which will provide
legibility to the subject scheme. Airton Road is envisaged as having heights ranging from 4
to 7 No. storeys.
The eastern boundary is envisaged to have height of 3-4 No. storeys, whilst the southern
boundary is identified as appropriate for heights of 4-6 No. storeys. The proposed scheme
provides part 5 to part 6 No. storeys along the southern boundary with up to 7 No. storeys
along the eastern boundary.
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Figure 7.5:

Overall Urban Structure (Broomhill) with the subject site identified by a
Red Star.

Source:

Draft Tallaght LAP, 2019 annotated by Thornton O’Connor Town
Planning, 2019.

In our professional planning opinion, that due to the site’s unique site context, it has greater
potential for additional building height than that currently proposed with the LAP
prescribing heights ranging in height from 3-7 No. storeys.
Firstly, a low-rise data centre is located to the northern side of Airton Road directly across
from the subject site. Given this is not going to provide development of any scale, it provides
a non-sensitive and open context in front of the subject site, which provides significant
potential to absorb a denser development on the subject site.
To the east of the site along Airton Road lies rows of industrial units, which further to the
new ‘Regen’ zoning in the South Dublin Development Plan, must be considered to have
significant potential for re-development. In this context, it is our professional planning
opinion that heights of 3-4 No. storeys along the party boundary between all these sites
appears to be an unsustainable utilisation of non-sensitive zoned, serviced lands. These lands
in proximity to the range of facilities detailed in this submission must be considered to have
increased capacity beyond a three storey development, particularly having regard to current
national policy which seeks increased building heights in appropriate locations.
A retail park is located to the north-west of the subject site with Belgard Gardens Phase II
located opposite the site on the western side of Belgard Road, with the schemes granted and
proposed on these lands shown in Figure 6.4.
The Tallaght Technological University campus and an ESB substation are located to the
south of the site. These surrounding land uses all provide an open context that cannot be
considered sensitive in nature, who will not be negatively impacted by the heights proposed
as part of the development of the subject scheme.
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Beyond the specific characteristics of the subject site, the heights prescribed for the general
area surrounding our Client’s site essentially represent a blank canvas and in our opinion,
greater opportunity must be taken to densify these unconstrained site having regard to the
range of facilities and services in close proximity as well as the excellent employment
opportunities and ease of access to high-quality public transport including 4 No. LUAS stops
within c. 1km of the subject site.
We note that the heights prescribed for the subject site in particular would be out of
character with those permitted and planned for Belgard Gardens. It is clear from Figure 6.4
above that the subject site has greater capacity for height than that currently set out in the
LAP, principally providing heights of 6-7 No. storeys with a pop-up 9 No. storey element
along Airton Road to provide an architectural set-piece to provide legibility to this nodal
point at the junction of Airton Road and Belgard Road.
The subject scheme is entirely consistent with the with the scale and height of the Belgard
Gardens scheme, which has the same zoning as the subject site and all of the sites further
along Airton Road. Beyond the site specific characteristics, it is our opinion that the site has
greater capacity for additional height, based on current national planning policy.

7.4.3

Plot Ratio
The vision for Broomhill is set out in the Draft LAP as:
‘An attractive consolidated, diversified and intensified place for business and
employment that is better connected to surrounding places. Emerging residential uses
along primary frontages’
The proposed plot ratio for the Broomhill area is 0.75 - 1.0 stating that:
‘the plot ratio and building height of any proposed development shall not normally
exceed the maximum plot ratio or building height thresholds for any particular site,
block or parcel of land’.
The proposed development proposes a plot ratio of 2.62. It is our professional planning
opinion that the provision of a plot ratio of 0.75 – 1.0 would result in an unsustainable pattern
of development in this area of Tallaght, by essentially restricting building heights which
would result in monotonous redevelopment.
Moreover, the plot ratio of 2.62 cannot be considered excessive in the context of national
policy that seeks to densify urban sites close to excellent public transport, employment,
services and facilities. As discussed at Section 7.2.2, the Building Height Guidelines stipulate
that increasing prevailing building heights has a critical role to play in addressing the delivery
of more compact growth in our urban areas, particularly our cities and large towns through
enhancing both the scale and density of development and our planning process must actively
address how this objective will be secured.
We refer to a recent planning decision by An Bord Pleanála to grant permission for a 7 No.
storey mixed use development at Lands at Wilton Park House, Gardner House, Cumberland
Road, Lad Lane, Wilton Place, Wilton Terrace and Wilton Park, Dublin (DCC Reg. Ref.
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4421/18 [ABP. Ref. ABP-303706-19) which welcomes increased plot ratio at excellently
located sites. The An Bord Pleanála Inspector in their Assessment noted that:
‘A proposed plot ratio of 4.5 is significantly above the indicative limit set out in the
development plan. I would stress that the development plan clearly indicates that the
site coverage and plot ratio are indicative only, and should be used in conjunction with
other development control measures and policies set out in the development plan. It is
also noted that higher plot ratios may be permitted where the proposed development
adjoin major public transport termini and corridors.’
The aforementioned granted scheme has a plot ratio of 4.5 on lands where the indicative
plot ratio 2.0 to 3.0 as set out in the Dublin City Development Plan 2016 – 2022. We note that
the application was subject to many Third Party Appeals which raised an issue with the plot
ratio however An Bord Pleanála did not consider the plot ratio to be excessive.
The Draft LAP identifies the site as being located at the junction of a primary/secondary
route and having potential for Mixed Use Frontage. It is the opinion of the Design Team that
this is a key location for a high quality urban design scheme that has the capacity for
increased height. We reiterate that there are no sensitive receptors abutting any boundary
and the width of Airton and Belgard Roads in addition to the location of the data centre
provide opportunities for increase height.
If we take our Client’s site for example, which measures 1.19 Ha (11,900 sq m), a Plot Ratio
of 0.75-1.00 would result in a proposed floor area of 8,925 sq m to 11,900 sqm. The scheme
on the subject site which is largely 6-7 No. storeys measures some 31,147 sq m, has a Plot
Ratio of 2.62 and sits very comfortably in its surrounding context.
It is considered that the proposed development broadly complies with the key tenets of the
Draft LAP providing commercial floor space at ground floor level with residential above.
Apart from the eastern boundary, where the Draft Plan proposes very low heights of 3-4 No.
storeys and the pop-up 9 No. storey element, the heights proposed broadly comply with the
Draft Lap, which in our opinion is likely to be subject to change.
7.4.4

Unit Mix
Section 5.2 of the Draft LAP proposes the following policy:
‘It is policy of the Council to ensure an appropriate housing mix is provided within the
LAP lands, therefore a minimum of 30% of units within any new residential
development (in the form of either apartments or houses, but excluding student
accommodation schemes) shall have a minimum of 3 bedrooms’.
It is our understanding that reference to the requirement for 30% three bed units within the
scheme would appear to be contrary to the NPF and current and projected population and
household formation trends. In this context it is highly likely that the draft plan as published
on the 12th September will be fundamentally re-drafted and therefore cannot be relied upon
in the assessment of the subject application which takes it reference from emerging patterns
of development as granted by An Bord Pleanála following national planning policy guidance.
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We refer to Section 2 of this document which provides a comprehensive rationale for the
provision of primarily 1 and 2 No. bed units. We re-iterate that The NPF highlights that 7 No.
out of 10 No. households in the state consist of three people or less. In terms of changing
family size, ‘in Dublin city, one, two and three-person households comprise 80 percent of all
households.’ It is also noted in a more general context that the ‘household sizes in urban areas
tend to be smaller than in suburbs or rural parts of the country’. The recently adopted policy
document denotes that ‘…meeting the housing requirements arising in major urban areas
for people on a range of incomes will be a major priority for this framework and the actions
flowing from it.’ [Our Emphasis]
The proposed development providing 328 No. apartment units (93 No. one bed, 222 No. two
bed apartments and 13 No. 3 bed apartments) will offer high quality accommodation which
exceeds minimum required areas at a time when the NPF acknowledges the constrained
urban housing market. The scheme represents sustainable development as the site is
situated in an area designated for regeneration, in close proximity to a wide range of
employment locations and services and facilities accessible by foot, bike or public transport
and will contribute towards alleviating the current housing crisis.
7.4.1

Tallaght Town Centre Local Area Plan 2006-2016
The Tallaght Town Centre LAP was adopted in 2006 and subsequently extended in 2011 until
2016. Although currently expired, the Planning Authority continue to ‘have regard’ to the
Plan.
During the life of this Plan, the subject site was zoned ‘Enterprise and Employment’ as
opposed to the current ‘REGEN’ zoning and thus, the information set out below is based on
the fundamental premise of an industrial type zoning and is largely irrelevant.

7.4.2

Built Form
The Tallaght LAP 2006 stated that ‘no significant changes are envisaged for the area in the
short-medium term. Proposals for industrial/commercial development should be designed in
accordance with Section 12.3 of the County Development Plan 2004- 2010’.
As above we note that the zoning of the subject site has changed in the adopted of the
current County Development Plan 2016-2022.
Although significant changes were not expected generally in the Airton Precinct, the 2006
LAP did designate the subject site for development. As demonstrated in Figure 7.3 below,
the subject site was designated as suitable for ‘Future Key Frontages’ with the LAP stating
that key frontages should provide a harder urban edge with minimal setbacks. We submit
that the proposed development would provide active frontage along Belgard Road and
Airton Road.
The LAP also stated at that time that ‘gateways can be formed at either end of the Greenhills
Road upon entering the Precinct and at the junction of Airton Road and Belgard Road’. As the
site is at the junction of Airton Road and Belgard Road, the LAP advocates for the provision
of a Gateway building at this general location at a height of 1.5 times the height threshold.
We note that the height threshold at that time would have been prescribed in the 2004-2010
Development Plan and we have had two subsequent adopted Development Plans and thus,
the 2004 Plan is no longer relevant. The maximum height permitted in the subject location
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at that time was 4 No. storeys. Notwithstanding the above, the Building Height Guidelines
were adopted in December 2018, as discussed at Section 7.2.2 of this report. We re-iterate
that the Height Guidelines expressly seek increased building heights in urban locations:
‘In relation to the assessment of individual planning applications and appeals, it is
Government policy that building heights must be generally increased in appropriate
urban locations. There is therefore a presumption in favour of buildings of increased
height in our town/city cores and in other urban locations with good public
transport accessibility.’ [Our Emphasis].

Figure 7.6:
Designation of Airton
Road/Belgard
Road
Junction as appropriate for
a Gateway Building
Source:
Tallaght Town Centre Local
Area Plan 2006-2016
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As stated above the Local
Area Plan has not yet been
adopted as it is subject to
public consultation. In the
absence
of
adopted
updated policy we refer to
the National Planning
Framework and the Urban
Development and Building
Heights, Guidelines for
Planning Authorities - which
are discussed in detail at
Sections 7.2.2 and 7.2.3

7.5

Dwelling Mix
The 2016 census showed an occupancy ratio of 3.40 for the subject sites Electoral Division
(ED) of Tallaght -Kingswood (www.myplan.ie). In the 2011 census the average household
nationwide was 2.73 persons, and this climbed to 2.75 in 2016 (CSO 2016 Report). The NPF
demonstrated that 7 out of 10 No. households in Ireland consisted of 3 or less people. This
shows that for the ED of the subject site the occupancy of each of the 1,411 No. existing
households is slightly higher than the national average. This is likely because the area is
predominated by houses and there is a severe undersupply of apartment units.
Section 11.3.1 of the South Dublin Development Plan 2016-2022 states that:
‘The overall dwelling mix in residential schemes should provide for a balanced range of
dwelling types and sizes to support a variety of household types. On smaller infill sites,
the mix of dwellings should contribute to the overall dwelling mix in the locality. With
the exception of student accommodation, proposals that include a high proportion of
one bedroom dwellings (more than 10%) shall be required to demonstrate a need for
such accommodation, based on local demand and the demographic profile of the area.
Design Statements for residential or mixed use development proposals with a
residential element will be required to address the mix of dwelling types’.
We note that a Design Statement has been prepared by John Fleming Architects supporting
the provision of 21.7% 1 No. bed units, 72.5% 2 No. bed units and 5.9% 3 No. bed units.
Furthermore, a comprehensive rational for the proposed residential development is
provided at Section 2.0 of this report concluding that the provision of a scheme providing
328 No. units comprising 93 No. 1 bed units, 222 No. 2 bed units and 13 No. 3 bed units
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provides a suitable accommodation scale and typology in the County and meets the
changing nature of household needs.

7.6

Minimum Residential Development Standards
The subject development has been designed to accord with residential development
standards as prescribed in the South Dublin Development Plan 2016-2022 and the Apartment
Guidelines, 2018.
A Housing Quality Assessment has been prepared by John Fleming Architects and is
submitted as part of this application. The HQA provides a detailed breakdown of the
quantitative standards affecting the development and includes an assessment of the size of
the units, aggregate floor areas of living and bedroom spaces, storage areas and open space.
The proposed development meets the standards in all cases and exceeds the standards in
some cases.

7.7

Communal Open Space
The Sustainable Urban Housing: Design Standards for New Apartments: Guidelines for
Planning Authorities (Department of Housing, Planning and Local Government, March 2018)
set the minimum floor areas for communal open space as:
Minimum Floor Areas for Communal Amenity
One Bedroom
5 sq m
Two Bedroom (3 No. persons)
6 sq m
Two Bedroom (4 No. persons)
7 sq m
Three Bedroom
9 sq m
The development proposes to provide a 2,400 sq m landscaped communal amenity space at
ground floor level serving the 93 No. one bedroom units, 222 No. two bed units and 13 No.
three bed units. In addition, 671 sq m of external communal amenity space is provide at 6th
floor level.
The Apartment Guidelines require a total of 2,103 sq m to accord with the minimum areas
for communal amenity space, as such the proposed development exceeds the minimum
requirement ensuring that high quality external communal amenity space is provided for
future tenants.
The development will also provide dedicated internal communal space of 644 sq m at ground
floor.
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Public
Communal
Creche

7.8

Figure 7.8:

Site layout plan indicating the location of public, communal and creche
areas.

Source:

John Fleming Architects, 2019.

Dual Aspect
The subject scheme proposes 54% of the units as dual aspect, with no north facing single
aspect units. This fully accords with the Apartment Guidelines, which requires a minimum of
33% 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 attractive street frontage
where appropriate. In this regard, a high-quality design is proposed that ensures the
protection of surrounding residential amenity through appropriate set-backs with excellent
frontage provided onto Belgard Road and Airton Road.

7.9

Car Parking
The following standards apply as per table 8.2.3 of the South Dublin County Development plan
2016-2022:
Land Use – Residential
1 No. bed unit

Car Parking
0.75 space

2 No. bed unit

1 spaces

3 No. bed unit

1.25 space
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As the subject lands are located proximate to public transport services, the proposed
development has been provided with 184 No. car parking spaces which represents a ratio of
0.56 spaces per residential unit. We also note that 14 No. car share spaces are included at
basement level. Go Car advertise that the provision of 1 No. car share space replaces the
need for approximately 20 No. car parking spaces. Please refer to the enclosed Traffic
Assessment Report prepared by Lohan and Donnelly Consulting Engineers for further
details.
Having regard to the sustainable location of the subject site in close proximity to excellent
modes of public transport which will sequentially generate less parking demand than a
standard residential development, it is considered that this level of parking is appropriate.
We refer to the Inspectors assessment of the neighbouring Belgard Gardens (ABP Reg.Ref.:
303306) site where reduced car parking was also provided for. The Inspector stated that:
‘car ownership does not necessarily equate to frequent car use and noted that the
majority of residents commuting in the local area do so by means other than the private
car resulting in the majority of cars remaining at home and used only for more
infrequent trips’.
Furthermore, asserting:
‘I would suggest to the Board that the subject site comprises an appropriate location
where such car parking provision would be appropriate with the provision in the
proposed scheme substantially reduced comprising 0.24 spaces per unit. I consider that
if a substantially reduced provision of parking is not appropriate on a site like this then
it is unclear where it would be appropriate.’
Thornton O’Connor Town Planning note that recent An Bord Pleanála decisions have been
more readily accepting of reduced car parking as detailed below:

Reference No.

Name of Scheme

Ref. ABP-304068- Roselawn (SHD)
19
Belgard Gardens, Tallaght,
Ref. ABP-303306- Dublin 24 (SHD)
18
Swiss Cottage Santry, Dublin
Ref. ABP-303358- 9 (SHD)
18
Ref. ABP-303435- Dulux Factory Site, Davitt
19
Road, Dublin 12 (SHD)
Ref. ABP-303803- Cookstown Second Avenue
19
(SHD)
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No. of
Units/
No. of Car
Parking
Spaces
142/91

CarParking
Ratio

0.64

Build-toRent (BTR)
or Buildto-Sell(
BTS)
BTR

438/129

0.25

BTS

112/34

0.3

BTR

265/109

0.4

BTR

196/67

0.3

BTR

7.10

DCC Reg. Ref.
DSDZ 2668/19

Nos.
20-25
Sir
Rogersons Quay

DCC Reg. Ref.
3619/18

Nos. 75-78
Dublin 8

Cork

John

Street,

217/39

0.17

54/5

0.09

BTR and 5
No. live/
work units.
BTR
and 93 sq m
of Retail

Bicycle Parking
The ‘Sustainable Urban Housing: Design Standards for New Apartments: Guidelines for
Planning Authorities’, March 2018 describes the quantum of bicycle parking required:
‘Quantity – a general minimum standard of 1 cycle storage space per bedroom shall
be applied. For studio units, at least 1 cycle storage space shall be provided. Visitor cycle
parking shall also be provided at a standard of 1 space per 2 residential units. Any
deviation from these standards shall be at the discretion of the planning authority and
shall be justified with respect to factors such as location, quality of facilities proposed,
flexibility for future enhancement/enlargement, etc.’
Having regard to the above standards, the subject scheme generates a requirement for 740
No. cycle parking spaces
Section 11.4.1 of the South Dublin Development Plan 2016 – 2022 sets out the following
minimum parking standards for residential apartments:
Long term: 1 per 5 No. apartments; and
Short term: 1 per 10 No. apartments.
Thus, 96.4 cycle parking spaces are required.
Bicycle Parking Provision
Number of Residential Units:
Number of Basement Level Spaces Provided:
Number of Ground Level Spaces Provided:
Total Proposed Cycle Parking Spaces:

328
597
130
727

Therefore, the development which proposes 727 No. spaces provides an appropriate
quantum of bicycle parking spaces.

7.11

Conclusion
The proposed development to provide a residential development of 328 No. apartments
fully accords with the zoning objective pertaining to the site. The design of the proposed
development fully complies with National, Regional and Local planning policies and
objectives.
It is considered that the design response provides a contemporary architectural solution that
maximises the development potential of the subject lands in the interests of sustainable
development. The proposed development has regard to the location of the lands in close
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proximity to high-frequency public transport and a wide range of services. The design has
also sought to respond to the locational characteristics of the site and to South Dublin County
Development Plan 2016-2022 rezoning from Industrial to ‘Regen’ land use designations. We
submit that the proposed development presents opportunities on an underutilised plot that
is positioned on a key arterial route within South Dublin.
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8.0

CONCLUSION
Thank you for taking the time to consider the subject proposal.
We submit that the subject site is ideally suited to the provision of a mixed use development
with resident amenities and class 1/2 retail/commercial, class 3 office floorspace,
restaurant/café and creche due to its excellent position proximate to a highly efficient public
transport which facilitates easy access to many employment locations.
The principal goal of the subject development, which seeks to provide 328 No. apartments
with ancillary facilities and amenities on this key underutilised site in South Dublin is to
increase housing supply on a strategically located plot of underutilised land and contribute
towards ameliorating the current housing crisis.
The development has been designed to accord with National, Regional and Local Level
Planning Policy and will provide a high-quality living environment that provides
opportunities for social interaction and integration. As such, it is considered that the
proposed development represents the proper planning and sustainable development of the
area.
If you require any further information, please do not hesitate to contact us.
Yours sincerely

Patricia Thornton
Director
Thornton O’Connor Town Planning
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