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1.0

INTRODUCTION
The purpose of this document is to respond to the issues raised by An Bord Pleanála in their
Notice of Pre-Application Consultation Opinion, dated 29th May 2019 in relation to a
proposed development at a site at the Corner of Airton Road and Belgard Road, Tallaght,
Dublin 24.
The Opinion states that it is the Board’s determination that the documents submitted with
the pre-application consultation request require further consideration and amendment to
constitute a reasonable basis for lodging an application for a strategic housing development
(SHD). An Bord Pleanála considers that 4 No. issues need to be addressed in the documents
submitted (response outlined in Section 2.0 below) that could result in the proposal
constituting a reasonable basis for a strategic housing development application. An Bord
Pleanála has also requested that 6 No. Statutory Consultees should be notified in the event
of making an application (outlined in Section 3.0) and that specific information should be
submitted with any application for permission (response outlined in Section 4.0).
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2.0

RESPONSE TO KEY POINTS RAISED BY AN BORD PLEANÁLA

2.1

Item No. 1 of the Opinion – Height, Density and Unit Mix
An Bord Pleanála stated the following:
‘Further consideration of documents as they relate to height and density. In this regard a
planning rationale/justification for the height and density proposed should be submitted
which has due regard to inter alia, local and national planning policy context including
consideration of the performance criteria set out in the Local Area Plan in respect of building
height, pattern of existing and permitted residential developments in the area and the zoning
objective and permitted densities pertaining to such lands and how the proposed
development of the scale proposed would be successfully assimilated into the area.
A planning rationale/justification for the proposed unit type/mix should be submitted which
includes a housing assessment report that considers existing and recently permitted
developments in the Tallaght area including tenure, unit type and mix. The further
consideration of these issues may require an amendment to the documents and/or design
proposals submitted.’
Applicant Response:
For the full response to this item please refer to the Statement of Consistency prepared by
Thornton O’Connor Town Planning and the Document prepared by John Fleming Architects
entitled Statement of Response to An Bord Pleanala Recommended Opinion, which provides
a detailed justification for the height and density proposed.
Height
The subject scheme is principally 5-7 No. storeys in height with a pop-up 9 No. storey
element provided to give legibility to the scheme and to provide architectural intertest. In
our professional planning opinion, this cannot be considered a challenging height on the
subject site having regard to the characteristics of the surrounding area and recent SHD
applications granted permission by the Board in the vicinity.
The Draft Tallaght LAP 2020-2026 was very recently published on 12th September 2019.
Thus, it is noted that the Draft Tallaght LAP 2020-2026 was not published when the tri-partite
meeting was held and there was no timeframe given for its publication. Therefore, in
referring to the LAP, the Inspector was referring to the Tallaght Town Centre LAP, 2006,
which was extended in 2011 to 2016.
It is critical to note that in the South Dublin County Development Plan 2016-2022, the zoning
of the subject site and surrounding lands fundamentally changed, from an
Industrial/Enterprise zoning to a ‘Regen’ zoning, which seeks ‘to facilitate enterprise and/or
residential led regeneration’. Thus, in our Opinion reference to the LAP in 2006 (likely drafted
in 2005, some 14 No. years ago) and written in the context of a different zoning objective
and completely different development landscape that exists today must be considered of
limited relevance. Rather, current national planning policy in the context of the NPF,
Apartment Guidelines and Building Height Guidelines must be considered the most relevant
guidance documents in designing a scheme for the subject scheme.
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It was highlighted in a recent decision by An Bord Pleanála for a 6 – 9 No. storey development
(Ref.: PL06S.303803) at a site in proximity to the subject site in Cookstown (referenced
further in this Opinion with the location identified in Figure 1.3), that:
‘While it is unfortunate that a LAP is not in place, it is not reasonable to hold up
development on lands specifically zoned for regeneration 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 a LAP’.
As previously stated, the Tallaght LAP which was adopted in 2006 has become outdated and
thus is of little relevance to the current planning discourse, particularly given the rezoning of
the previously industrial designation to regeneration lands, fundamentally changing the
design brief for the lands. The 2006 LAP demonstrates this by stating:
‘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’.
This is clearly completely out of date with the rezoning of large quantum of industrial land
to REGEN lands in the 2016 Development Plan, which is a ‘significant’ change in referring
back to the extract from the 2006 LAP.
With regard to height and particularly the 11 No. storey element fronting onto the public
plaza, which was proposed at pre-application stage, South Dublin County Council expressed
the opinion in their Report to the Board that:
‘7 storey or 7 storey with 8th storey set back at the corner of Belgard Road and Airton
Road would be more appropriate for the area having regard to its location within an
area known as Broomhill. A key objective for this area is a transition to mixed use
primarily focused on higher value commercial uses. There is potential for taller buildings
to be more concentrated within the central urban area of Tallaght town centre.’
The proposed development is primarily 5-7 No. storeys in height with a 9 No. storey feature
element fronting the junction of Belgard Road and Airton Road, reduced from 11 No. storeys
as presented at the tri-partite meeting. An Architectural Design Statement and response to
the Board’s Opinion has been prepared by John Fleming Architects which provides a
comprehensive rationale for the increased height at this location, which draws significant
reference from the Belgard Gardens scheme permitted across Belgard Road (ABP Ref:
303306-18).
With regard to Building height, the 2006 LAP stated:
‘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 Tallaght LAP advocated
the provision of a Gateway building at this general location at a height of 1.5 times the height
threshold. The maximum height permitted in the subject location in the 2006 LAP is 4 No.
storeys or 5.5 storeys is the factor of 1.5 is applied (see Figures 1.1 and 1.2 below).
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Figure 1.1:

Designation of Airton Road/Belgard Road Junction as appropriate for a
Gateway Building.

Source:

Tallaght Town Centre Local Area Plan 2006-2016.

Figure 1.2:

Map illustrating Indicative Heights in Tallaght.

Source:

Tallaght Town Centre Local Area Plan (Adopted 2006, extended 2011),
annotated by Thornton O’Connor Town Planning, 2019.
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The Draft Tallaght LAP 2020-2026 indicates the following building heights at the subject site:

Figure 1.3:

Indicative Heights at the Subject Site.

Source:

Draft Tallaght Town Centre Local Area Plan, September 2019.

The Table below sets out a comparison between the Draft LAP, which is accepting
submissions up to 24th October 2019 and heights proposed in the current scheme.

North Elevation
South Elevation
East Elevation
West Elevation

Draft LAP
6-7 /4-6 No. storeys
6-7/ 4-6 No. storeys
3-4 No. storeys
6-7 No. storeys

Proposed
7 – 9 No. Storeys
5 – 6 No. storeys
6 - 7 No. storeys
6 - 7 No. storeys

Having regard to these standards in the 2006 LAP, which is the only adopted LAP, a Material
Contravention Statement has been prepared by Thornton O’Connor Town Planning
specifically addressing the height of the proposed development. The Material Contravention
Statement refers to the Height Guidelines, 2018 which 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].
We refer to Section 4.5 of the accompanying Statement of Consistency prepared by
Thornton O’Connor Town Planning which provides a comprehensive assessment of SPPR3
of the Building Height Guidelines, 2018, which further justifies the height of the development.
As well as fully adhering to national policy, in our professional planning opinion, due to the
site’s unique site context, it has greater potential for the building height proposed.
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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 2016-2020, must be considered to
have significant potential for re-development and heights of 6-7 No. storeys along the party
boundary represents the sustainable utilisation of non-sensitive zoned, serviced lands as
opposed to the 3-4 No. storeys proposed in the Draft LAP. These lands in proximity to the
range of facilities, services and employment opportunities located proximate to the subject
site which abuts lands zoned Town Centre and proximate to 4 No. Luas stops within 1km of
the subject site and a number of high frequency bus routes has in our opinion capacity to
provide a development that is principally 5-7 No. stories in height.
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 1.4 below.

Figure 1.4:

Graphic Demonstrating Proposed Development of Subject Site

Source:

John Fleming Architects
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The Tallaght Technological University campus and an ESB substation are located to the
south of the site, with TUD providing a letter of consent to facilitate a connection from Airton
Road, through the subject lands and on through the TUD lands .
These surrounding land uses all provide an open context that cannot be considered sensitive
in nature and will not be negatively impacted by the heights proposed as part of the
development of the subject scheme, which are principally 5-7 No. storeys.
Ultimately, it is considered that the proposed development will positively contribute to the
character and public realm of the surrounding area and is appropriately scaled creating
visually interesting and relieved façades which reduce the perceived mass and scale of the
building allowing for increased heights at this location.
Along with the ability of the surrounding area to absorb the development proposed, the
scheme has been designed to fully accord with national planning policy. 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.
Finally, in the context of the Draft Tallaght LAP 2020-2026, which has just been published
some 12 months after the design of the subject site was undertaken, is in our opinion likely
to see significant changes at Material Amendments stage. For example, a requirement for
30% of all units to be 3 No. bedroom units appears contrary to national policy and current
and future population trends and the extremely low and unsustainable plot ratios provided
which includes 0.75-1.0 for the subject site has no correlation with heights proposed in the
Plan, i.e it would not be possible to provide the heights proposed and yet have a plot ratio of
less than 1.
We acknowledge that the proposed scheme exceeds the height thresholds envisaged in the
Draft LAP, however it is our professional planning opinion that it is highly likely that the Draft
Plan as published on the 12th September will be amended prior to its adoption.
We submit that the height of the proposed mixed use development is appropriate at this
location as it has been carefully designed with regard to the existing site context and reflects
the recent decision of An Bord Pleanala across the road at the Belgard Gardens site as
demonstrated in Figure 1.4 above.
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For all of these reasons, it is considered that the heights proposed, which are principally 5-7
No. storeys with a pop-up 9 No. storey element are entirely appropriate at the subject site
having regard to the following factors:
•
•
•
•

national planning policy;
recent planning history in the area where the Board granted similar and greater
heights on the opposite side of Belgard Road;
the non-sensitive receiving environment and resultant lack of impact on any
surrounding sites; and
the overall benefits of the scheme which introduces 328 No. Build-to-See
apartments into the locale along with a range of commercial/social use, high-quality
public, communal and private space and the introduction of a new pedestrian
connection from Airton Road through the site into the adjoining Tallaght campus of
TUD, who have provided a letter of support for this connection.

Density
Policy H8 of the South Dublin Development Plan 2016 – 2022 relates to Residential Densities
and promotes higher residential densities at appropriate locations stating 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:
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.’

As well as being supported at a local level, national planning policy expressly seeks
densification of sites such as the application site.
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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, infill sites close to public
transport (subject within 1km of 4 No. Luas stops- See Figure 1.5 below) and services and
facilities (with these detailed extensively in the application documents) 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].
1

2

No.1: Belgard Luas Stop
No.2: Cookstown Luas Stop
No.3: Tallaght Hospital Luas
Stop

3

4

No.4: Tallaght (The Square)
Luas Stop

Figure 1.5:

Image Demonstrating 4 No. LUAS stops Proximate to the Subject Site

Source:

Google Maps annotated by Thornton O’Connor Town Planning
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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. Unit
Build-to-Sell apartment development through increased density and height at the subject
site having regard to the brownfield, underutilised status of the site within 1km of 4 No. Luas
stops as well as a range of services and facilities to serve the future tenants.
The Cookstown scheme referred to repeatedly in this document provided a density of 329
No. units Per Hectare, some 53 No. units per Hectare more than the subject site. The
Inspector in their assessment of the application notes:
‘The applicant is proposing a density of 329 units per hectare. While high, the site is
located along the red Luas line and as such the density proposed is considered
acceptable in that it reinforces the policies and objectives contained in the National
Planning Framework regarding the consolidation of urban centres.’
The same consideration must be applied to the subject site.
It is our professional planning opinion that the proposed development represents the
appropriate densification of the currently underutilised ‘REGEN’ lands, providing a density
of 276 No. units per hectare. We submit that the receiving environment of Tallaght Town
Centre with its associated services, facilities and high quality public transport has the
capacity to absorb and support the needs of the future residents of the scheme, with the
residents in turn providing footfall and social and economic spin-off benefits to the Tallaght
area through increased spending power. Ultimately, the uplift in population located within
walking proximity of the town centre will help support and sustain its commercial viability.
The subject site adjoins lands zoned ‘Town Centre’ and therefore represents the most
rational and sequential development of zoned lands for higher density developments.
As demonstrated in the Application documents, and as demonstrated in Figure 1.4 above,
the scheme which is principally 5-7 No. storeys sits very comfortably in its surrounding
context and will provide an excellent quality of life for future residents through the provision
of a range of commercial and communal facilities on the site and through the provision of a
hierarchy of public, communal and private open spaces, which will provide an attractive
living environment for the residents. Further the Daylight/Sunlight study prepared
demonstrates a high quality of daylight and sunlight in both the apartments and to the
external spaces.
As well as assimilating appropriately into its immediate environment , the proposed density
of the development has had due regard to national policy.
The Building Height Guidelines for example 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:
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‘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].
It is our Opinion that the proposed development expressly meets this objective of the NPF.

Zoning and Pattern of Development
Figure 1.6 below shows the location of a recently granted scheme in Cookstown in the
context of the subject site and Tallaght Town Centre.

Cookstown
Site
Subject Site

Tallaght
Town Centre

Figure 1.6:

Image Demonstrating Location of Cookstown Scheme and Subject Site
in the Context of Proximity to Tallaght Town Centre

Source:

Google Maps, annotated by Thornton O’Connor Town Planning

In assessing this recent SHD decision at Second Avenue, Cookstown Industrial Estate,
Tallaght (Ref.: PL06S.303803), the Inspector in their report stated that:
‘I am of the opinion that given its ‘REGEN’ zoning, the delivery of residential
development on this prime, infill, underutilised site, in a compact form comprising welldesigned, higher density units would be consistent with policies and intended outcomes
of the National Planning Framework and Rebuilding Ireland – The Government’s Action
Plan on Housing and Homelessness. The site is in a central and accessible location, it is
within easy walking distance of good quality public transport in an existing serviced
area. The proposal serves to widen the housing mix within the general area and would
improve the extent to which it meets the various housing needs of the community’.
Thus, it is evident that the Inspector in the Cookstown scheme considers the ‘Regen’ zoning
as entirely appropriate for residential development and we note that as demonstrated in
Figure 1.6 above, the Cookstown site is further removed from the Town Centre than the
subject site, which adjoins Town Centre zoned lands.
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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 residential-led development. The stated CS2 Objective 4 of REGEN zoned
sites is ‘to facilitate enterprise and/or residential-led regeneration’ [Our emphasis added.]
In assessing the recent Belgard Gardens SHD application (Ref.: PL06S.303306) on lands
across from the subject site on Belgard Road, which has the same REGEN zoning as the
subject site, the Inspector stated:
‘I would also refer to the comments of the PA in respect of the sequential approach to
the development of the lands with the area of the site closest to the town centre being
delivered first so as to ensure the development is not isolated from the town centre. This
provides that this new urban quarter, with the proposed uses addressing Belgard Street
North, facilitates the expansion of the town centre with active frontages addressing
same with a number of minor concerns outlines addressing in Section 10.4 below.’
The aforementioned Belgard Gardens site and the subject site share similar site
characteristics as detailed in the Planning Report prepared by Thornton O’Connor Town
Planning and in our opinion, sequentially, should be developed before the Cookstown site
for example, which is further removed from the Town Centre. It is our opinion that the
subject site will not result in piecemeal development and will complement the recently
granted Belgard Gardens development and will easily assimilate into the adjacent Town
Centre zoning.
We submit that the excellently located subject site adjoining Town Centre zoned lands is the
most logical and coherent development approach as it is served by 4 No. Luas stops,
numerous bus stops along Belgard Road and easily accessible via the N7 Naas Road, N81,
and M50. Section 2.4 of the Planning Report prepared by Thornton O’Connor Town Planning
identifies a wide range of existing services and facilities in the general area of the subject site
to serve the needs of the future residents of the scheme.
Unit Type/Mix – Housing Assessment
Please refer to the Housing Assessment Report prepared by Thornton O’Connor Town
Planning which comprehensively details the existing and recently permitted developments
in the surrounding Tallaght area, justifying the type of tenure, unit type and mix of
development proposed in the subject scheme.
In conclusion, the design team are satisfied that the concerns of An Bord Pleanála and South
Dublin County Council raised in Item No. 1 are comprehensively addressed within the
planning submission and that the scheme as proposed of principally 5-7 No. storeys in height
is entirely appropriate for the subject lands having regard to the site’s specific characteristics,
the recent planning history in the area and national planning policy which expressly seeks
the densification of brownfield sites in proximity to excellent public transport.
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2.2

Item No. 2 of the Opinion – Design
An Bord Pleanála stated the following:
‘Further consideration of documents as they relate to the urban design response, site context
and street interface, in particular the architectural design response and treatments employed
at ground floor of the proposed blocks and the external perimeter of the site. Further
consideration of the design should also have regard to the provisions of universal access.
Consideration should also be given to the integration of the proposed development with the
immediate area having particular regard to existing and permitted development which are
proximate to the site so as to ensure a cohesive approach to urban design and streetscape
patterns and development of sustainable communities.
Further consideration of this issue may require amendment to the documents and/or design
proposals submitted.
Applicant Response:
Street Interface at Ground Floor and Perimeter
We note the concerns of the Planning Authority and An Bord Pleanála raised within the
Opinion in regard to the street interface. The proposed ground floor level of the scheme
fronting both Airton Road and Belgard Road has been amended as detailed in the
accompanying Response to the Opinion prepared by John Fleming Architects.
The treatment at ground floor level has been revised to allow for commercial, office, retail,
amenity and creche spaces to address both Belgard and Airton Road’s to create an active
street presence along with a revised landscape strategy to soften any hard edges on the
previous scheme design.
Further, all ground floor residential units previously orientated towards busy road junctions
have been removed.
Aligned with these changes, the finished floor levels of the scheme have been revised to
allow all facilities of the scheme to be universally accessible. In this regard, the finished floor
level at ground floor of Block A and courtyard garden has been reduced from +98.381 at preapplication stage for the whole floor to +97.600M for the residential units and +97.150M for
the office space. The revised levels allow the scheme to comply with TGD part M.
Finally, access to the basement carpark has been moved further east, away from the junction
of Belgard and Airton Road and the break between blocks A & B has been replaced with a
landscaped universal access pathway to allow residents only access the courtyard from
Airton Road.
The Landscape Report prepared by Park Hood Landscape Architects states that:
‘the design proposal for the public plaza will provide a sense of arrival for the mixed use
housing development while establishing an emphasis on the services located on the
ground floor.’
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As such, the public plaza is designed to create a feature landmark which will enable the
scheme to integrate into its context and facilitate way finding at a key junction in Tallaght.
Universal Access
A DAC statement has been prepared by O’Herlihy Access Consultancy and is submitted as
part of this planning application. We note that since the consultation with South Dublin
County Council and An Bord Pleanála, John Fleming Architects and Park Hood Landscape
Architects have implemented the required design amendments to ensure that the scheme
is accessible to all.
Integration of the Proposed Development
A key tenet of the rationale for the proposed residential scheme is its sustainable location
and its ‘REGEN’ zoning objective. Residential development is permitted in principle on
regeneration zoned lands as detailed in the accompanying Planning Report and Statement
of Consistency. As previously mentioned, it is our professional opinion that the development
of the subject lands represent the logical sequential approach to development of the
‘REGEN’ zoned lands.
The proposed pedestrian link from Airton Road to the Technological University will support
the integration of the subject scheme on the ‘REGEN’ zoned lands into the adjoining Town
Centre zoned lands to the south. We further highlight, that the locational characteristics of
the subject site are similar to that of the recently granted development at Belgard Gardens,
which proposed heights up to 10 No. storeys. The planning history of the surrounding area is
discussed within the accompanying Planning Report and Housing Assessment Report.

2.2

Item No. 3 – Residential Amenity
An Bord Pleanála stated the following:
‘Further consideration of documentation as they relate to the qualitative standards of the
residential amenity of future occupants of the proposed development having regard to
national and local planning context. A design statement addressing the criteria contained
within section 11.2.4 of the South Dublin County Development Plan 2016-2022 in relation to
the development within such regeneration zones, and which includes, inter alia, justification
addressing the point that residential development should not be introduced at ground floor
level adjacent to busy roads, and/or roads that are subject to significant movements by Heavy
Goods Vehicles (HGVs).
A daylight and sunlight analysis should be submitted demonstrating reasonable levels of light
in the proposed units and the open space areas. Regard should be given to the quantitative
performance approaches to daylight provision outlines in guides like the BRE guide ‘Site
Layout Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2:2008- ‘Lighting for
Buildings – Part 2: Code of Practice for Daylighting’ and also the provisions of section 6.7 of
the Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for
Planning Authorities.
The further consideration of these issues may require an amendment to the documents
and/or design proposals submitted.
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Applicant’s Response
The proposed residential scheme provides for a high quality development on a key site in
Tallaght. The detailed design of the residential units is discussed at Section 6.0 of the
Planning Report, in addition a Housing Quality Assessment has been prepared by John
Fleming Architects and is enclosed within the Design Statement.
In considering An Bord Pleanála’s concerns above, we note that Section 11.2.4 of the South
Dublin Development Plan 2016 -2022 states:
‘Development in Regeneration zones will be assessed against the relevant criteria
within the Urban Design Manual, the Design Manual for Urban Roads and Streets
and/or the Retail Design Manual as appropriate. A Design Statement (see Section
11.2.1 Design Statements) accompanying development proposals in Regeneration
(REGEN) zones should also address the following criteria:
•

Demonstrate a clear transition towards a more urban form of development and a
traditional street network.

•

Address connectivity and linkages in the area and demonstrate that the
development of the site would not give rise to isolated piecemeal pockets of
residential development that are disconnected from shops, amenities and/or other
residences.

•

Residential development should not be introduced at ground floor level adjacent to
busy roads, and/or roads that are subject to significant movements by Heavy Goods
Vehicles (HGVs).

•

Given the transitional nature of Regeneration zones, precautions will be taken to
ensure that the potential for noise pollution, air pollution or other nuisance from
established industrial uses will not exceed acceptable environmental standards.
The Planning Authority may seek a report from a suitably qualified person to
identify and quantify sources of noise pollution, air pollution, or nuisance, assess
the potential impacts on the proposed development and provide a series of
recommendations to mitigate the impacts of any pollutants insofar as possible (e.g.
orientation and layout of dwellings, positioning of openings and insulation).

•

It may be necessary to consider improvements to the surrounding road and street
network in conjunction with the Planning Authority, to calm traffic and improve
pedestrian and cyclist access.’

We highlight that the criterion set out within the Urban Design Manual is discussed in detail
in the accompanying Statement of Consistency prepared by Thornton O’Connor Town
Planning. Further, a Response to the Board’s Opinion prepared by John Fleming Architects
has also been prepared and is submitted as part of the application.
In summary, in response to the bullet points above we highlight the following:
•
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All ground floor residential units facing onto Airton Road and Belgard Road have
been removed from the scheme. Furthermore, the provision of office floorspace, a
café, creche and resident amenities at this level will ensure an active frontage and
passive surveillance of the communal and public open spaces.

•

Whilst there are ground floor units fronting onto the pedestrian link between Airton
Road and TUD (which provides passive overlooking), due to a level difference, the
apartments are raised above the level of the pedestrian link.

•

The subject site is located directly to the north of lands zoned Town Centre. An Bord
Pleanála has recently granted permission for residential development in close
proximity to the subject site at Belgard Gardens which shares similar site
characteristics and a similar zoning objective. The sequential development of lands
directly adjoining the town centre zoning will ensure that piecemeal development
does not occur. The natural transition from Town Centre to REGEN zoned lands has
previously been assessed and accepted by the Board in the assessment of Belgard
Gardens. The Inspector in his report of the Belgard Gardens site states that:
‘I would also refer to the comments of the PA in respect of the sequential
approach to the development of the lands with the area of the site closest to
the town centre being delivered first so as to ensure the development is not
isolated from the town centre’.
As such, it is our opinion that the development of the subject site would represent
the logical and balanced next phase of development of the REGEN zoned lands.

17 | P a g e

•

The Square Tallaght is located c. 800 m (10 No. minutes) walking distance from the
application site which provides a huge range of shops and amenities. A
comprehensive survey of surrounding facilities and amenities is provided at Section
2.4 of the Planning Report. We re-iterate that Phase I of a residential development
has recently been granted adjacent the site on Belgard Road, with an indicative
layout for Phase II. Further residential developments are provided within the area
zoned Town Centre and south of the N81.

•

The immediate surrounding uses are not considered to result in a negative impact
on the proposed residential use of the currently vacant and underutilised site. A
conscious decision was taken by the design team to locate the retail/commercial
units, office space, communal resident amenities and creche at ground floor fronting
Belgard Road and Airton Road to ensure that all residential units receive adequate
privacy from passing pedestrians. The location of the aforementioned uses also
allows for easy accessibility for all residents. A Noise Impact Study prepared by
Byrne Environmental Consulting is enclosed within the application submission.

•

A Daylight and Sunlight Analysis has been carried out by 3D Design Bureau. The
assessment demonstrates that as 92% of the assessed rooms meet the BRE
guidelines for daylight, with approximately half recording and ADF more than
double the recommended level, the proposed scheme should be considered to have
achieved a good level of daylight. Further, all 6 No. external amenity spaces within
the scheme receive at least two hours of sunlight in at least 50% of the space on 21st
march. As such, the scheme offers excellent amenity to future residents internally
and externally.

2.3

Item No. 4 – Public and Communal Open Space
An Bord Pleanála stated the following in regard to the Impacts on the visual amenity of
the area:
‘Further consideration should be given to the design rationale/justification outlined in the
documents as it relates to the qualitative standards of public and communal open space
provisions particularly in the context of the disposition and usability of such spaces. Details
of usability and hierarchy of such spaces, ease of access and consideration of any impact in
terms of overlooking issues that may arise to units at ground floor level should be considered.
The further consideration of this issue may require an amendment to the documents and/or
design proposals submitted. A site layout plan which clearly distinguishes between public
open space and communal open space should be submitted. Any proposed pedestrian
connections to adjoining lands should be clearly indicated on plans. The further consideration
of these issues may require an amendment to the documents and/or design proposals
submitted.

Applicant’s Response
The Applicant and Design Team have taken the comments of An Bord Pleanála and South
Dublin County Council into consideration in the preparation of the final landscape design. We
note that a site layout plan clearly distinguishing the public and communal open spaces has
been prepared by Park Hood Landscape Architects. A ‘Key Zone Spatial Breakdown’ drawing
has been prepared by Park Hood Landscape Architects to aid in the understanding of the
distinctive areas.

Figure 2.1:

Key Zone Spatial Breakdown

Source:

Park Hood Landscape Architects, 2019.
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Public Open Space
We highlight that a public pedestrian link has been provided from the Tallaght Technological
University Dublin (TUD) campus along the eastern boundary of the subject site, with a letter
of consent from TUD attached at Appendix A to facilitate this link. The proposed landscaping
treatments are discussed in detail within the accompanying Landscape Design and Access
Statement prepared by Park Hood Landscape Architects. It is noted that as result of the
change in ground levels, the ground floor private open spaces fronting the proposed public
pathway are elevated and shielded by extensive planting. The provision of planting at this
location will ensure sufficient protection from pedestrians utilising the thoroughfare from the
TUD campus to Airton Road.
In addition, a public plaza (500 sq m) has also been provided at the corner of Airton Road and
Belgard Road, a key junction in Tallaght. The proposed public realm design as detailed within
the Landscape Design and Access Statement will create a welcoming and vibrant open space.
Communal Open Space
The courtyard between Blocks A and B provides communal open space for the benefit of
future residents of the scheme. We note that designated play areas for older and younger
children have been provided with suitable play equipment, in addition to a dedicated play area
for use by the creche. The proposed landscaping plan comprising a combination of raised
lawns and paved areas creates a multitude of opportunities for residents to enjoy the semiprivate space which enclosed by gates.
The detailed design of the communal and public open spaces is provided within the Landscape
Design and Access Statement submitted as part of this planning application.
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3.0

STATUTORY CONSULTEES
As requested, the Applicant has issued a copy of the application documentation to the
following Statutory Consultees:
1.
2.
3.
4.
5.
6.

Irish Water
Transport Infrastructure Ireland
Córas Iompair Éireann
Irish Aviation Authority
Department of Defence
Irish Air Corps

We note that we have contacted all of the Statutory Consultees and were advised that only
a soft copy of the application was required by each Consultee.
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4.0

SPECIFIC INFORMATION REQUIRED
An Bord Pleanála stated the following:
Furthermore, pursuant to article 285(5)(b) of the Planning and Development (Strategic Housing
Development) Regulations 2017, the perspective applicant is hereby notified that, in addition to
the requirements as specified in articles 297 and 298 of the Planning and Development
(Strategic Housing Development) Regulations 2017, the following specific information should
be submitted with any application for permission:

4.1

Item No. 1
A planning rationale as to how the uses proposed will contribute to the zoning objective
‘REGEN’ having regard in particular to the proposed commercial uses and the presence of
vacant commercial units in the town centre area.
Applicant’s Response
Following discussions that took place at the tripartite meeting with ABP and SDCC, some
222 sq m of commercial offices have been provided at ground floor level fronting onto Airton
Road, which removes the residential element from the street and introduces a small office
that could be utilised by a business in the locality. The transition from Town Centre Zoning
to REGEN zoning will be softened with the introduction of new uses along the street i.e. the
provision of commercial/retail (use class 1/class 2 of Schedule 2 Part 4), office space use and
a restaurant/café unit.
Although the Town Centre is located within walking distance of the subject site, it is
anticipated that the subject development will have a stronger relationship with the recently
permitted scheme at Belgard Gardens. The Inspector in determining the application referred
to Belgard Gardens by stating:
‘ I consider that it’s redevelopment to provide a new urban quarter in Tallaght accords
with the integral principles of regeneration’.
Furthermore, as well as contributing to the animation along Belgard Road and Airton Road,
the provision of commercial units at this location are intended to provide convenience
facilities to future residents of the scheme and are not intended to compete with the wide
range of comparison retail, facilities and amenities provided within the town centre. The
uplift in population created by the proposed scheme will support the viability of the town
centre, as well as providing more immediate facilities to future residents.

4.2

Item No. 2
Photomontages and cross sections at appropriate intervals for the proposed development
including how the development will interface with existing streets and contiguous lands.
In this regard due consideration should also be given to recently permitted development
not yet constructed.
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Applicant’s Response
Photomontages have been prepared by 3D Design Bureau and are submitted with this
planning application.
Detailed cross sections have been provided in a document responding to the ABP Opinion
prepared by John Fleming Architects, with further drawings included in the full drawing
package.
4.3

Item No. 3
All existing utilities that may traverse the site including any proposal to culvert/reroute/underground existing drains/utilities should be clearly identified on a site layout
plan.
Applicant’s Response
The existing surface water sewer to be re-routed is clearly identified on Lohan and
Donnelly’s Drawing entitled Drainage Layout (C03).

4.4

Item No. 4
Details demonstrating that the proposed development would not interfere with the
signals to the existing telecommunication masts in the immediate area.
Applicant’s Response
Charterhouse Infrastructure Consultants Limited have undertaken an assessment of the
existing telecommunication masts in the immediate area and have consulted with the
relevant third parties as detailed in their accompanying report.
The report concludes that:
‘all consultees have assessed the potential for signal interference of their network
infrastructure and all consultees have responded in writing in general support of the
development as proposed’.
As such, it is our understanding that the proposed development will not negatively interfere
with the signals to the existing telecommunication masts in the immediate area.

4.5

Item No. 5
A revised Traffic Impact Assessment report which addresses concerns raised by the
planning authority regarding inter alia, the location of the car park entrance. A rationale
justifying the reduction in car parking spaces should also be submitted.
Applicant’s Response
A Traffic Impact Assessment has been carried out by Lohan and Donnelly Consulting
Engineers. The report addresses the re-location of the vehicular access to the basement of

22 | P a g e

the proposed development and provides a rationale for the reduced parking proposed within
the scheme, which is fully supported by South Dublin County Council.
4.6

Item No. 6
A site layout plan which clearly identifies the full extent of areas to be taken in charge.
Relevant consents to carry out works on lands that are not included within the red-line
boundary. The prospective applicant is advised that all works should as far as possible be
included within the red-line boundary.
Applicant’s Response
There are no areas proposed to be taken in charge by SDCC. We note that a building
management company will be appointed to manage the development as detailed within the
accompanying Lifecycle Report prepared by Thornton O’Connor Town Planning.
Furthermore, there are no works proposed outside the red line boundary as illustrated in the
site layout plan. As detailed throughout the application it is proposed to break through the
party boundary with the TUD Campus to the south to provide a pedestrian connection, with
a letter of consent from TUD provided in Appendix A.

4.7

Item No. 7
A construction and demolition waste management plan.
Applicant’s Response
An updated Demolition and Construction Waste Management Plan has been prepared by
Byrne Environmental and is enclosed with this application.

4.8

Item No. 8
Additional water and waste-water details to address matters raised in the planning
authority’s opinion dated 3rd May 2019 in particular the Water Services Department’s
comments and consideration of the provisions of appropriate SuDS measures.
Applicant’s Response
Please refer to a letter dated 18th October 2019 prepared by Lohan and Donnelly Consulting
Engineers, which has addressed this matter, along with their full suite of drawings and
documents.
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4.9

Item No. 9
Information referred to in article 299B (1)(b)(ii)(II) and article 299B (1)(c) of the Planning
and Development Regulations 2001-2018.
Applicant’s Response
Article 299 B states that:
‘299B (1) (a) Paragraph (b) applies where—
(i) a planning application for a sub-threshold development is made and a request for a
determination under section 7(1)(a)(i)(I) of the Act of 2016 was not made, and
(ii) such application is not accompanied by an EIAR.
(b) (i) The Board shall carry out a preliminary examination of, at the least, the nature, size
or location of the development.
(ii) Where the Board concludes, based on such preliminary examination, that—
(I) there is no real likelihood of significant effects on the environment arising from the
proposed development, it shall conclude that an EIA is not required,
(II) there is significant and realistic doubt in regard to the likelihood of significant effects on
the environment arising from the proposed development, it shall satisfy itself that the
applicant has provided to the Board
(A) the information specified in Schedule 7A,
(B) any further relevant information on the characteristics of the proposed
development and its likely significant effects on the environment, and
(C) a statement indicating how the available results of other relevant assessments
of the effects on the environment carried out pursuant to European Union legislation
other than the Environmental Impact Assessment Directive have been taken into
account.
(c) The information referred to in paragraph (b)(ii)(II) may be accompanied by a description
of the features, if any, of the proposed development and the measures, if any, envisaged
to avoid or prevent what might otherwise have been significant adverse effects on the
environment of the development.’
An Ecological Appraisal has been prepared by JBA Consulting in addition to the
Environmental Report prepared by Thornton O’Connor Town Planning to address this point.
Further, an Appropriate Assessment Screening has also been carried out by Openfield
Ecology and is enclosed with the application.
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5.0

CONCLUSION
It is our professional planning opinion that the aforementioned responses with the
supporting technical reports address the items raised in An Bord Pleanála’s Opinion. We
submit that the proposed residential development at a site at the corner of Airton Road and
Belgard Road, Tallaght, Dublin 24 represents the Proper Planning and Sustainable
Development of the currently underutilised site.
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Appendix A – Technological University Dublin – Tallaght Campus Letter of Consent
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