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1.0

INTRODUCTION

1.1

Multi-Disciplinary Team
Thornton O’Connor Town Planning1 in association with John Fleming Architects2, Parkhood
Landscape Architects3, Lohan and Donnelly Engineers4, Environmental Design Partnership5,
Dr. Philip Blackstock (Arboriculturalist) 6 , 3D Design Bureau 7 , Openfield Ecology 8 , Byrne
Environmental Consulting9, JBA Consulting 10and IAC Archaeology11 have been retained by
Power Scaffolding Supplies Limited to submit an application in respect of a mixed-use
residential scheme on a c. 1.19 ha site at the corner of Airton Road and Belgard Road,
Tallaght, Dublin 24 (see Figure 1.1).

Figure 1.1:

Map Identifying the Subject Site Outlined in Red (Indicative Only)

Source:

Myplan.ie Annotated by Thornton O’Connor Town Planning

1

No. 1 Kilmacud Road Upper, Dundrum, Dublin 14
No. 103 Upper Leeson Street, Dublin
3
No. 11 Pembroke Lane, Dublin 2
4
No. 13 Gardiner Place, Mountjoy Square, Dublin 1
5
Block B1, Centrepoint Business Park, Oak Road, Dublin 12
6
No. 26 Tullynahinnion Road, Portglenone, Ballymena, Co. Antrim
7
No. 64 Rock Road, Blackrock, Co.Dublin
8
No.12 Maple Avenue, Castleknock, Dublin 15
9
Red Bog, Skryne Road, Dunshaughlin, Co.Meath
10
Block 660 Unit 8, The Plaza, Greenogue Business Park, Rathcoole, Dublin
11
Unit G1, Network Enterprise Park, Kilcoole, Co. Wicklow
2
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The application seeks permission for the demolition of all buildings on site and the
construction of a mixed-use scheme in 2 No. blocks principally comprising 328 No.
residential units, 2 No. class 1 and 2 commercial/retail units (354 sq m) class 3 office space
(222 sq m), creche (360 sq m) and internal residents amenity area (644 sq m) over a single
basement accommodating 184 No. car parking spaces.
The development also consists of the provision of a landscaped courtyard (2,400 sq m);
public plaza at the corner of Airton and Belgard Road (500 sq m); pedestrian access to the
Technological University campus and landscaped roof terrace at 6th floor level of Block B
(671 sq m) on a plot of land that this is significantly underutilised.
The Planning & Development (Strategic Housing Development) Regulations 2017 specify that
all SHD applications must be accompanied by a statement demonstrating that the proposal
is consistent with the relevant National, Regional and Local policies. This Statement of
Consistency Document demonstrates that the proposed scheme providing 328 No. high
quality apartment units is fully consistent with national, regional and local planning policy.
The following documents are discussed throughout this Statement:
National
•
•
•
•
•
•
•
•
•
•
•

Project Ireland 2040 – National Development Plan 2018-2027;
Project Ireland 2040 - The National Planning Framework;
National Spatial Strategy 2002 – 2020;
Urban Development and Building Heights – Guidelines for Planning Authorities (December
2018);
Action Plan for Housing and Homelessness, Rebuilding Ireland;
Sustainable Urban Housing: Design Standards for New Apartments- Guidelines for
Planning Authorities;
Urban Design Manual – A Best Practice Guide (2009);
Design Manual for Urban Roads and Streets (2013);
The Planning System and Flood Risk Management (2011);
Retail Planning Guidelines (2012); and
Guidelines for Planning Authorities on Childcare Facilities (2001.)

Regional
•
•
•

Regional Planning Guidelines for the Greater Dublin Area 2010 – 2022;
Regional Spatial and Economic Strategy for the Eastern and Midland Region; and
Retail Strategy for the Greater Dublin Area 2008 – 2016.

Local
•
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South Dublin County Council Development Plan 2016 -2022

2.0

DESCRIPTION OF THE DEVELOPMENT

2.1

Development Description
Power Scaffolding Supplies Limited, intend to apply to An Bord Pleanála for permission for
a strategic housing development at this 1.19 Ha site at the corner of Airton Road and Belgard
Road, Tallaght, Dublin 24, D24 HD35.
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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3.0

SITE LOCATION, CONTEXT 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 TUD Tallaght Campus.

3.2

Site Context
The area immediately surrounding the site is principally characterised by a mix of commercial
uses including educational, retail, and industrial. As noted above TUD Tallaght Campus is
located to the south of the site, separated from the subject site by an ESB substation. There
is also traveller accommodation to the south of the site, beyond the ESB substation.
Industrial type uses are located to the east further along Airton Road and to the north.
The site directly adjacent the subject site on Airton Road comprises a Data Centre, which is
currently under construction. 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 also approximately 1 km to the south-west. The site is proximate to a number of bus
services including Bus Route Nos. 54A, 65, 76, 76A and 77A. Images of the site are provided
below at Figures 3.1 and 3.2.
Figure 3.1 & 3.2:
Image
of
Building
fronting Airton Road
(top) and Image of the
Existing West Elevation
Source:
Thornton O’Connor
Town Planning, 2019
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3.3

Accessibility
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 (bus No. 65). The following bus routes serve the subject
site:
Bus No.

Route

76 / 76a
27
65
77a
54a

Tallaght – Chapelizod
Clare Hall - Jobstown
Poolbeg Street – Blessington/Ballymore
Ringsend Road – Citywest
Pearce Street – Ellensborough/ Kiltipper Way

Frequency
(Peak / Off-peak)
20 mins /30 mins
10 mins/ 30 mins
120 mins
20 mins/ 30 mins
30 mins/ 60 mins

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 670m 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.
1

No.1:

Belgard Luas Stop

No.2: Cookstown Luas Stop
No.3:

2

Tallaght Hospital Luas
Stop

No.4: Tallaght (The Square)
Luas Stop
3

4

Figure 3.3:

Map locating Luas Stops (identified by yellow star) in the Vicinity of the
Application Site (red 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
3.4.
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Figure 3.4:

Luas Stops served along the Red Luas Line

Source:

www.luas.ie

We also note that Belgard Road benefits from the provision of cycle lanes connected to a
wider cycle route network. Further to the provision of public transport, the site is easily
accessible via the N7 Naas Road, N81 and M50 off Belgard Road. We submit that 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
residential scheme with ancillary resident amenity spaces and commercial units .
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3.4

Employment
The application site is located in close proximity to a range of employment sectors. The Q3
Labour Force Survey published November 2018 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 Labour Force Survey for Q2 2019 states that:
‘There was an annual increase in employment of 2.0% or 45,000 in the year to the
second quarter of 2009, bringing total employment to 2,300,000. This compares with
an annual increase of 3.7% or 81,200 in employment in the previous quarter and an
increase of 3.4% or 74,100 in the year to Q2 2018.’
The proposed development will contribute to the provision of high quality accommodation
for employees in a highly accessible location.
As detailed above at Section 2.1, 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. 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 (approx. 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 (TUD) Tallaght Campus is located to the south of the application site. The
TUD employs 3,500 No. staff members across the 3 No. campus locations.
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. We also note 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.
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 our professional opinion that
the quantum of employment opportunities as identified within the surrounding environs
would strongly support the development of a residential scheme providing high quality one,
two and three bed accommodation with ancillary resident amenities and commercial units
at the subject lands.
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Further to the above we highlight that the application site is highly accessible for residents
of the scheme to commute to their place of employment such as to those indicated below:
Bus No.
76 / 76a

Route
Tallaght – Chapelizod

27

Clare Hall - Jobstown

65

Poolbeg Street –
Blessington/Ballymore
Ringsend Road – Citywest

77a
54a
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Pearce Street –
Ellensborough/ Kiltipper
Way

Employment including but not limited to:
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
Tallaght Business Park, Crumlin Children’s
Hospital, Coombe Women’s Hospital,
Teelings Whiskey Distillery, City Centre
Wicklow County Council, City West: 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

4.0

NATIONAL POLICY
This section will demonstrate that the proposed development has been designed with due
consideration of National Policy and is consistent with the policy and objectives of the
respective policy documents. The following National Policy documents are discussed in this
section:
1. Project Ireland 2040: The National Development Plan 2018-2027;
2. Project Ireland 2040: National Planning Framework;
3. The National Spatial Strategy 2002-2020;
4. Action Plan for Housing and Homelessness; Rebuilding Ireland;
5. Urban Development and Building Heights – Guidelines for Planning Authorities
(December 2018);
6. Sustainable Urban Housing: Design Standards for New Apartments – Guidelines for
Planning Authorities;
7. Urban Design Manual – A Best Practice Guide (2009);
8. Design Manual for Urban Roads and Streets;
9. The Planning System and Flood Risk Management (2011);
10. Retail Planning Guidelines; and
11. Guidelines for Planning Authorities on Childcare Provision.
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4.1

Project Ireland 2040: The National Development Plan 2018-2027
The National Development Plan 2018 -2027 document underpins the overarching message of
the National Planning Framework. The publication sets out how Strategic Investment
Priorities are aligned with public capital investments over the next ten years to achieve each
of the National Strategic Objectives as set out in the National Planning Framework. The
context of the National Development Plan is illustrated in Figure 4.1 below.

Figure 4.1: Context of the National Development Plan.
Source: Project Ireland 2040 National Development Plan 2018 -2027.
The National Planning Framework published alongside the National Development Plan has
10 No. National Strategic Outcomes. The relevant strategic outcomes and objectives are
discussed below at Section 4.2 of this report.
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4.2

Project Ireland 2040: National Planning Framework

4.2.1

Introduction
Project Ireland 2040: National Planning Framework (NPF) is the Government’s high-level
overarching strategic plan that aims to shape the future growth and development of the
country. The NPF is a long-term Framework that sets out how Ireland can move away from
the current ‘business as usual’ pattern of development.
A core principle of the NPF is to:
‘Allow for choice in housing location, type, tenure and accommodation in responding to
need’, in addition to tailoring ‘the scale and nature of future housing provision to the
size and type of settlement where it is planned to be located’.
Therefore, we submit that the provision of contemporary and high quality Residential
Development at the subject site will contribute to achieving the objectives of the NPF as the
scheme will provide choice for people who are searching for accommodation in Dublin,
through the provision of a type of housing tenure and typology, that specifically addresses
current housing demand.
The proposed development is a direct response to the housing shortage that is readily
reported and identified in recent planning policy. The proposed application is consistent
with the policy objectives as set out throughout this section, as it provides a significant
proportion of one and two bedroom units with a range of supplementary facilities that
meet the needs of a mobile population, and a population that is made up of much smaller
household sizes than household sizes historically.

4.2.2

National Strategic Outcomes and Objectives
The NPF identifies a list of 10 No. National Strategic Outcomes which sets out the vision of
the NPF to create a shared set of goals for every community across the country.
The 10 No. National Strategic Outcomes
•
Compact Growth;
•
Enhanced Regional Accessibility;
•
Strengthened Rural Economies and Communities;
•
Sustainable Mobility;
•
A Strong Economy supported by Enterprise, Innovation and Skills;
•
High Quality International Connectivity;
•
Enhanced Amenity and Heritage;
•
Transition to a Low Carbon and Climate Resilient Society;
•
Sustainable Management of Water, Waste and other Environmental Resources;
and
•
Access to Quality Childcare, Education and Health Services.
A number of key National Policy Objectives (NPO’s) have been identified throughout the
NPF in order to successfully deliver the 10 No. Strategic Outcomes.
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We have carried out an assessment of the National Policy Objectives identified in the NPF
and have identified the relevant objectives that are applicable to the proposed principal
residential development.
The relevant National Policy Objectives that are applicable to the proposed
development are discussed under the following headings:
•
Population Growth and Employment;
•
Current Trends in Tenure and Household Formation in Ireland;
•
Sustainable Modes of Transport;
•
Scale, Massing and Design;
•
Justification and Housing Need;
•
Waste and Environmental Issues; and
•
Implementing the National Planning Framework.

4.2.3

Population Growth and Employment
The National Planning Framework sets out a number of planning policy objectives that
specifically relate to the population growth in Ireland and in particular the five main cities.
The following objectives are considered relevant to the proposed residential development:
•

National Policy Objective 1b projects an additional population of approximately
490,000 -540,000 No. people in the Eastern and Midland Region.

•

National Policy Objective 1c projects an additional 320,000 No. people in
employment in the Eastern and Midland Region.

•

National Policy Objective 2a sets a target of 50% of future population and
employment growth to be focused in the existing five cities and their suburbs.

•

National Policy Objective 3a and National Policy Objective 3b aim to deliver at
least 40% of all new homes nationally, within the build-up of existing settlements
and to deliver at least 50% of all new homes that are targeted in the five Cities within
their existing built-up footprints.

•

National Policy Objective 4 aims to provide diverse and integrated communities
ensuring the creation of attractive, livable, well designed, high quality urban places.

•

National Planning Policy 5 aims to develop cities and towns of sufficient scale and
quality to compete internationally and to be drivers of national and regional growth,
investment and prosperity.

•

National Policy Objective 8 aims to ensure the targeted pattern of population
growth of Ireland’s cities to 2040 is in accordance with the targets. The targeted
population growth for Dublin (city and suburbs) is a 20-25% increase from 1,173,000
No. (2016) to 1,408,000 No. (2040).

The development will facilitate the projected growth in population and persons in
employment in the Eastern and Midland Region as identified in NPO 1b and 1c by
providing suitable accommodation in an area designated for regeneration.
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The NPF states that proposals should:
‘prioritise the location of new housing provision in existing settlements as a means
to maximizing a better quality of life for people through accessing services; ensuring
a more efficient use of land and allowing for greater integration of existing
infrastructure’. [Our Emphasis]
The NPF outlines that a ‘preferred approach would be compact development that focuses on
reusing previously developed, ‘brownfield’ land, building up infill sites, which may not
have been built on before and either reusing or redeveloping existing sites and buildings.’
[Our Emphasis]
The proposed development is located on an underutilised plot at the junction of Belgard
Road and Airton Road. As such the proposed development is consistent with NPOs 2a, 3a
and 3b which aim to provide for 50% of future population and employment growth within
the existing five main cities, 40% of new homes within the build-up of existing settlements
and 50% of all new homes within the existing built-up footprints.
As detailed at Section 3.4, the site is strategically located in close proximity to a number
of employment locations, services and community facilities. The site is well served by
public transport with multiple bus stops located on along Belgard Road and Airton Road.
The site is also served by 4 No. LUAS stops ( c. 12 minute walk) which provide access to
locations such as Heuston Station, Four Courts, Busáras, Connolly Station and The Point
providing an array of employment opportunities for residents of the proposed scheme in
addition to employment locations available in closer proximity by bicycle or foot.
The proposed residential development provides 328 No. apartments in 2 No. blocks.
Communal spaces are provided at internally at ground floor level and 6th floor level of the
scheme (private dining, resident lounge, reception, co-working area, games room and
gymnasium). These areas are high quality, attractive and livable spaces where the
residents will have the opportunity to interact with each other ensuring an integrated
community within the scheme. Therefore, the proposal will contribute to creating and
attractive, livable, well designed and high-quality urban place as set out in NPO 4. In
addition, the scheme provides a high quality communal courtyard for use by residents of
the development, a public plaza fronting the junction of Belgard and Airton Road and a
pedestrian route from Airton Road to the Technological University campus providing
legibility to the overall development.
The proposed scheme involves the redevelopment of an existing underutilised brownfield,
infill site and therefore is fully in accordance with the preferred approach of the NPF and
will also encourage social interaction between the residents of the scheme by providing
attractive communal spaces within the development. The proposed development is
consistent with the NPOs set out within this Section.
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4.2.4

Current Trends in Tenure and Household Formation in Ireland
The NPF 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 following objectives respond to the changing nature of household formations and trends
in tenure seen in current planning discourse.
•

National Policy Objective 6 acknowledges the need to regenerate and rejuvenate
cities, towns and villages of all types and scale that can accommodate changing roles
and functions in terms of their residential population, employment activity, levels of
amenity and design quality in order to sustainability influence the surrounding area.

•

National Policy Objective 11 states that there will be a presumption in favor of
development that can encourage more people and generate more jobs and activity
within existing cities, towns and villages.

•

National Policy Objective 32 notes a target of delivering 550,000 No. additional
households to 2040.

The NPF states that ‘while apartments made up 12% of all occupied households in Ireland
and 35% of occupied households in the Dublin City Council area in 2016 (Census data), we
are a long way behind European averages in terms of the numbers and proportion of
households living in apartments, especially in our cities and larger towns. In many European
countries, it is normal to see 40%-60% of households living in apartments.’
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 welllocated and affordable housing, with increasing demand to cater for one and two-person
households’ [Our Emphasis].
The Daft.ie House Price Report for 2018 Q4 states that ‘the mismatch between strong
demand and weak supply continues – as does the mismatch between what is being built and
what is needed’. Furthermore, noting that ‘comparing the country’s housing stock with its
people, the country does not need any more three- and four bedroom family homes. What it
needs instead is homes for one and two person households, especially in urban areas – i.e
apartments.’
The NPF recognises that to achieve the targets set out in NPOs 3a, 3b and 3c of the
framework, which relate to the delivery of new homes, housing outputs will undoubtably
necessitate a significant increase of apartment type development.
Furthermore, it is noted that ‘achieving this level of supply will require increased housing
output into the 2020s to deal with a deficit that has built up since 2010.’
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
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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) is located on lands directly adjacent to
Town Centre lands and 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 through providing the tenure required for
today’s population cohort, namely 1 and 2 bed units.
A Housing Assessment Report has been prepared by Thornton O’Connor Town Planning
identifying the existing and permitted residential development in the surrounding area
with particular attention on the tenure type and unit mix.

4.2.5

Sustainable Modes of Transport
The National Planning Framework sets out a number of planning policy objectives that
specifically relate to Sustainable Modes of Transport. The following objectives are
considered relevant to the proposed residential development:
•

National Planning Policy Objective 26 outlines the objectives of integrating
Public Health Policy such as Healthy Ireland and the National Physical Activity Plan
with planning policy.

•

National Policy Objective 27 aims to ensure the integration of safe and
convenient alternatives to the car into the design of our communities, by
prioritising walking and cycling accessibility to both existing and proposed
developments and integrating physical activity facilities for all ages.

As noted in Section 3.1, the application site is conveniently located along Belgard Road, a
major artery through Tallaght. The proposed development provides for 184 No. car
parking spaces on site which provides a ratio of 0.56 No. car parking spaces per residential
unit. The proposal actively encourages the use of sustainable modes of transport such as
public transport through the discouragement of car ownership. The development also
includes a gym at ground level of the amenity building to encourage occupants to engage
in regular physical activity.
As detailed at Section 2.1 of this Report, the development includes 727 No. cycle spaces
to support and encourage cycling as a transport mode. The scheme will provide for local
retail/commercial convenience and café/restaurant for the benefit of the residents of the
scheme.
The proposed development is consistent with the policy objectives as set out above.
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4.2.6

Scale, Massing and Design
The National Planning Framework sets out a number of planning policy objectives that
specifically relate to the scale, massing and design of developments. The following
objectives are considered relevant to the proposed mixed use development:
•

National Policy Objective 13 outlines that in urban areas, building height and car
parking standards will be based on performance criteria that seek to achieve welldesigned high-quality outcomes in order to achieve targeted growth.

•

National Policy Objective 33 prioritises the provision of residential development at
appropriate scales within sustainable locations.

•

National Policy Objective 35 notes the aim to increase residential density in
settlements through a range of measures including (amongst others) in-fill
development schemes and increased building heights.

The proposed scheme is considered to positively contribute towards meeting the
housing need as identified by the NPF. The NPF sets out that ‘to 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’.
The proposed development has been subject to a high quality standard of design, siting
and layout, innovatively created by John Fleming Architects, with the height
transitioning from part 5 to part 9 No. storeys in suitable locations, in order to protect
the character of the surrounding area whilst also appropriately densifying a brownfield
infill site in accordance with the objectives of the NPF and providing a strong urban
frontage on Belgard Road and Airton Road.
Having regard to the new policy context and increased housing demand, the subject
scheme appropriately addresses criteria as set out in the Apartment Guidelines, 2018. In
line with NPO 13, the Apartment Guidelines, 2018 set out the specific standards for
apartment developments, as discussed in Section 4.6 of this report. The proposed
development is also appropriate in terms of scale, mass and height in responding to NPO
33.
The Landscape and Visual Impact Assessment prepared by Parkhood Landscape
Architects demonstrate that no material impact will occur as a result of providing
additional floor levels over a wider site area. The proposed brownfield development will
therefore contribute to the regeneration of the area in accordance with National Policy
Objective 35.
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4.2.7

Waste and Environmental Issues
The National Planning Framework sets out a number of planning policy objectives that
specifically relate to Waste and Environmental Issues. The following objectives are
considered relevant to the proposed residential development:
•

National Policy Objective 52 sets out that the planning system must respond to the
environmental challenges and have regard to relevant environmental legislation.

•

National Policy Objective 53 is concerned with supporting greater land efficiency
and use of renewable resources by reducing the rate of urban sprawl and new
development.

•

National Policy Objective 54 aims to reduce the carbon footprint in the planning
system.

•

National Policy Objective 56 sets out the intentions for sustainably managing
waste.

•

National Policy Objective 58 states that Green Infrastructure and ecosystem
services will be incorporated into the preparation of statutory land use plans.

•

National Policy Objective 63 aims to ensure the efficient and sustainable
management and conservation of water resources and water services
infrastructures.

•

National Policy Objective 64 aims to improve air quality through integrated land
use and spatial planning that supports public transport, walking and cycling as more
favourable modes of transport.

•

National Policy Objective 65 supports the aims of the Environmental Noise
Regulations.

•

National Policy Objective 75 stipulates that ‘all plans, projects and activities
requiring consent arising from the National Planning Framework are subject to the
relevant environmental assessment requirements including SEA, EIA and AA as
appropriate.’

As outlined at Section 3.1, the application lands are underutilised brownfield lands
designated for regeneration. The redevelopment of the subject site will encourage the use
of public transport, walking and cycling, in accordance with National Policy Objective 64
which sets out to improve air quality through promoting development that facilitates
sustainable modes of transport.
The South Dublin County Council Development Plan 2016-2022 sets out the following
maximum car parking standards:

1 No. Bed
2 No. Bed
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Zone 1
1 No. Space
1.25 No. Space

Zone 2
0.75 No. Space
1 No. No. Space

3 No. Bed

1.5 No. Space

1.25 No. Space

We note that these are maximum parking standards and as such the proposed scheme
located in Zone 2 provides a reduced number of car parking spaces than set out in
standards in the South Dublin County Development Plan 2016 – 2022 having regard to the
accessible location of the site. We further note that the criteria set out within the
Apartment Guidelines, 2018 indicates that the subject site is located in a ‘Central and/or
Accessible Urban Location’ and notes that in such locations ‘the default policy is for car
parking provisions to be minimised, substantially reduced or wholly eliminated in certain
circumstances’. The scheme provides 184 No. car parking spaces which includes 14 No. car
club spaces and 4 No. allocated creche car parking spaces. Some 727 No. bicycle parking
spaces will also be provided as part of the proposed development.
The proposed scheme will therefore promote sustainable modes of transport resulting in
a lower carbon footprint and will be consistent with National Policy Objective 54.
The proposed development is supported by the following reports which detail the
measures which have been taken in order to meet the above policy objectives relating to
waste and environmental issues:
•
•
•
•
•
•
•
•
•
•

A Traffic and Transport Assessment prepared by Lohan and Donnelly Consulting;
Infrastructure/ Engineering Services Report prepared by Lohan and Donnelly
Consulting;
Flood Risk Assessment prepared by Lohan and Donnelly Consulting;
Construction and Demolition Waste Management Plan prepared by Byrne
Environmental Consulting;
Operational Waste Management Plan prepared by Byrne Environmental Consulting;
Acoustics Report by Byrne Environmental Consulting;
Tree Survey and Tree Impact Assessment prepared by Dr. Philip Blackstock;
Environmental Report prepared by Thornton O’Connor Town Planning;
Appropriate Assessment Screening prepared by Openfield Ecology; and
Sustainability Statement prepared by Environmental Design Partnership.

It is considered that the proposed development is consistent with the environmental
objectives as set out in the NPF.

4.2.8

Implementing the National Planning Framework
With regard to implementing the National Planning Framework, the following objective is
considered to applicable to the proposed scheme:
The National Policy Objective 74 states that proposals should ‘secure the alignment of the
National Planning Framework and the National Development Plan through delivery of the
National Strategic Outcomes.’
This section has set out how the proposed development is consistent with the relevant
objectives of Project 2040: National Planning Framework which will contribute towards
achieving the 10 No. National Strategic Outcomes also identified in the NPF as follows?:
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Consistency with National Strategic Outcomes
No. Objective:
How it is Addressed by this Does
it
Development
meet the
criteria?
1:
Compact Growth;
Sustainable
and
Efficient Yes
Redevelopment of Brownfield Land
2:
Enhanced
Regional Proximity to Luas Stations, Bus Yes
Accessibility;
Stops, Urban Cycling Routes and
National Road Network.
3:
Strengthen
Rural N/A – Urban Area
N/A
Economies
and
Communities;
4:
Sustainable Mobility;
184 No. Car Spaces (including 14 No. Yes
Car Club Spaces) - a provision of 0.56
space per unit and 727 No. Bicycle
Parking Spaces. It is also highlighted
that the subject site is located in close
proximity to 4 No. Luas stops and
served by multiple bus routes as
identified at Section 3.3.
5:
A
Strong
Economy Close
proximity
(by
public Yes
supported by Enterprise, transport/bicycle and foot) to many
Innovation, and Skills;
employment locations providing
access to much sought-after
residential accommodation for
employees.
6:
High
Quality N/A – Relates to Ports and Airports
N/A
International
Connectivity;
7:
Enhanced Amenity and The scheme provides a high level of Yes
Heritage;
internal and external amenity space
for future residents. The scheme
provides
for
retail/commercial,
café/restaurant, office space, creche
and residents’ amenities at ground
floor level fronting Airton Road and
Belgard Road.
8:
Transition to a Low Green Roofs are included as well as Yes
Carbon and Climate SuDs throughout the development.
Resilient Society;
High energy rating and compliance
with building standards.
9:
Sustainable Management Sustainable modes of transport are Yes
of Water, Waste and encouraged, along with sustainable
other
Environmental management of water use and waste
Resources;
output.
10:
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Access
to
Quality The proposed scheme provides for a Yes
Childcare, Education, and childcare facility (360 sq m). TUD
Health Services;
Tallaght Campus is south of the site,
in addition to a number of primary,

secondary and special education
schools in close proximity to the
subject site. Tallaght Hospital is
located south-west of the application
site.

4.3

National Spatial Strategy 2002-2020
The National Spatial Strategy (NSS) is a twenty-year planning framework which aims to
provide a better quality of life for people, a strong competitive economic position and an
environment of the highest quality through informing the spatial development of the
country as a whole.
It is noted that South Dublin County forms part of the Greater Dublin Area (GDA). The NSS
notes in relation to the GDA that:
‘Population growth within and in many areas adjoining the GDA is being driven
primarily by the investment dynamics of natural increase and high migration combined
with a very high proportion of new jobs and investment continuing to be attracted
to the Dublin area.’ [Our Emphasis]
It is widely recognised that the GDA has experienced a rapid rate of growth in recent years
that has been primarily accentuated by the country’s economic successes. The NSS
acknowledges that strong growth results in a ‘particularly heavy burden of development
pressures, such as housing supply difficulties and traffic congestion, on the city and its
surrounding area.’
As result, the NSS states that ‘up to four-fifths of the population growth in the State could take
place in or in areas adjoining the Greater Dublin Area over the next twenty years.’ In doing so,
‘Dublin will continue to grow in population and output terms. However, it is not desirable for the
city to continue to spread physically into surrounding counties. The physical consolidation of
Dublin, supported by effective land use policies for the urban area itself, is an essential
requirement for a competitive Dublin’.
As the proposed higher density development is located on brownfield land in an area
designated for regeneration, the scheme is in accordance with the aim of the NSS to
restrict the spreading of the city outwards into the surrounding counties. The
development will increase the supply of housing at a time of acute demand and will
reduce traffic congestion by encouraging sustainable modes of transport.
The NSS reiterates NPO 32 of the NPF stating that:
‘it has been estimated that it will be necessary to provide some 500,000 additional
dwellings to meet likely demand in the period up to 2010. Ireland’s housing stock per
thousand of population is the lowest in the EU at 327 housing units per thousand
population as compared to 435 per thousand in the UK and a European average of 450
per thousand’.
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Whilst outdated, the critical demand for housing still exists in the current housing crisis and
therefore a significant quantum of additional housing is required to contribute towards
alleviating the housing crisis.
The proposed development comprising 328 No. residential units will provide an
accommodation mix of one, two and three bed apartments, which will contribute towards
alleviating the housing crises, by providing accommodation in close proximity to centres
of employment.
The NSS sets out criteria for the location of housing within urban areas as set out below:
•

The Asset Test - Are there existing community resources, such as schools etc., with spare
capacity?
The application lands are located adjacent to a town centre area with ample services and
facilities in close proximity. In addition, amenity spaces are provided within the proposed
scheme including private dining, residents lounge, reception, co-working area, games
room and gym.
As set out in detail in Section 3.2.3 of this Report and Section 2.4 of the Planning Report,
there is a wide range of services and facilities in proximity to the subject site most notably
The Square Tallaght.
In addition to the above, the scheme provides for 1,249 sq m of retail/commercial,
café/restaurant, office space and childcare facilities. Notwithstanding the extent of
facilities and amenities available in Tallaght, we note the wide range of services and
facilities within the Sandyford, Dundrum and Terenure areas to the east, providing
options for food, entertainment, activities and socialising.
There will be limited demand for school places arising from the development given the
nature of the scheme providing primarily 1 and 2 No. bedroom units. It is therefore
considered that the capacity of nearby educational facilities is not relevant to the
application.
The Childcare Guidelines 2001 stipulate that Planning Authorities should require the
provision of a childcare facility for every 75 No. residential units. The scheme provides a
creche (360 sq m) which will cater for the childcare needs of c. 80 children at a given time.
The creche comprises 3 No. rooms for children up to 6 No. years. The particulars of the
creche will be dependent on the final proprietor of the proposed facility.

•

The Carrying Capacity Test - Is the environmental setting capable of absorbing
development in terms of drainage etc.?
Please find enclosed Engineering and Services Details prepared by Lohan and Donnelly
Consulting which details the proposed foul water drainage arrangements, storm water
drainage arrangements, water supply, and the inclusion of Green Roofs and SuDS
demonstrating that the development can be appropriately absorbed.
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•

The Transport Test - Is there potential for reinforcing usage of public transport, walking
and cycling?
The proposed development will promote and encourage sustainable modes of transport.
As detailed in the Planning Report submitted with this application, a wide range of public
transport services are available in close proximity to the site, in addition to opportunities
for residents to walk and cycle to places of employment and other services and facilities.
In this regard, the site is well served by the M7 Naas Road, N81 and M50 off Belgard Road
providing easy access to a range of employment locations such as the City Centre,
Sandyford, Stillorgan and Dún Laoghaire. The site is also serviced by the Red Line Luas.
Therefore, it is considered that the proposal represents proper planning and sustainable
development.
In addition to frequent public transport options available adjacent to the site, there are
significant employment locations within walking and cycling distance of the subject site,
most notably Tallaght Hospital and Tallaght TUD in addition to employment bases
located in Cookstown Industrial Estate, Belgard Retail Park, Broomhill Industrial Estate
and The Square Tallaght for instance. Some 727 No. bicycle parking spaces are proposed
as part of the development.
The application is submitted with a Traffic Impact Assessment prepared by Lohan and
Donnelly Consulting.

•

The Economic Development Test - Is there potential to ensure integration between the
location of housing and employment?
The proposed development is a direct response to the housing shortage of suitable
accommodation within Dublin, an area of high demand as evidenced by the
demographic, economic and societal changes in recent years. A Planning Report
prepared by Thornton O’Connor Town Planning is submitted with the application and
identifies major locations for employment within the South Dublin municipality that are
easily accessible from the subject site by public transport, bicycle and walking, facilitating
integration between the 2 No. land uses of housing and employment.

•

The Character Test- Will the proposal reinforce a sense of place and character?
The proposal will result in the sustainable development of an underutilised brownfield
site in an area designated for regeneration. The creation of a public plaza at the junction
of Belgard Road and Airton Road will facilitate the integration and connectivity of the
scheme with the established character of the surrounding area. We submit that the
residential development with ancillary commercial units will act as a catalyst for
development in the immediate surrounding area. The development will also contribute
to a sense of place along Belgard Road through the built form flanking the route with a
high quality and attractive elevation.
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•

The Community Test - Will the proposal reinforce the integrity and vitality of the local
community and services that can be provided?
The proposal will result in the redevelopment of an underutilised site. The development
comprising 93 No. one bed units, 222 No. two bed units and 13 No. three bed apartments
units will result in active surveillance of the outdoor communal space and pedestrian
routes throughout the site. In addition, communal residential facilities are provided which
will instill a community ethos within the scheme and wider community.

•

The Integration Test - Will the proposal aid an integrated approach to catering for the
housing needs of all sections of society?
As previously noted, there is an acute housing shortage currently present in Ireland and a
significant demand existing for accommodation. The proposed application is considered
to respond to the local need for high quality and suitable accommodation. We highlight
that the scheme will provide 10% social housing in accordance with Part V of the Planning
and Development Act 2000.
The proposed scheme provides high quality landscaped external amenity areas in addition
to extensive internal communal amenity areas which meet the housing needs of a greater
number of persons.

Furthermore, the NSS states that:
‘efficient use of land by consolidating existing settlements, focusing in particular on
development capacity within central urban areas through re-use of under-utilised
land and buildings as a priority, rather than extending green field development.’ [Our
Emphasis]
The subject development proposes the reuse of an underutilised brownfield site in
proximity to employment locations and frequent, high-quality public transport.
The continued growth of significant employment areas such as Tallaght Hospital and
surrounding Industrial Parks as well as the frequent bus services available along Belgard
Road provides easy access to major employers in the City Centre for example. As a result,
this means that there is continued pressure and demand for accommodation within the
immediate area. Therefore, the proposed development, which can assist in addressing this
demand, represents the proper planning and sustainable development of the area.
Overall, the development is consistent with the policy guidance as set out within the
National Spatial Strategy 2002 – 2020.

4.4

Action Plan for Housing and Homelessness, Rebuilding Ireland
The Action Plan for Housing and Homelessness – Rebuilding Ireland is the Government’s
publication which recognises that a significant increase in new homes is needed. The Action
Plan outlines a five pillar approach:
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•
•
•
•
•

Pillar 1 – Address Homelessness;
Pillar 2 – Accelerate Social Housing;
Pillar 3 – Build More Homes;
Pillar 4 – Improve the Rental Sector; and
Pillar 5 – Utilise Existing Housing.

It is noted that a number of these pillars are inter-related and therefore the proposal will to
an extent have a positive impact on each of the abovementioned pillars. It is considered that
the proposed development directly addresses the objectives set out within Pillar 3.
•

Pillar 3: Build More Homes – Increase the output of private housing to meet demand at
affordable prices.

The publication outlines that the affordability of property in the current economic climate is
the basis for the decline in home ownership. As a result, there is a growing number of
households paying a greater proportion of their incomes on accommodation which has
subsequent impacts on their quality of life and their ability to save. In an attempt to manage
this societal and economic shift, the publication stipulates that:
‘the housing challenge is not simply about providing more homes – it is also about
moving away from cycles of volatility in supply and affordability. Ireland needs to move
towards a more stable, cost effective, affordable housing provision model that also
delivers the right level of housing, in the right places and at the right time.’
The 93 No. one bed, 222 No. two bed units and 13 No. three bed units will directly address
the evident housing need by significantly increasing housing accommodation in this
location responding proportionately to the pillars as set out above, with particular
emphasis on Pillars 3.
Although a Build-to-Sell scheme is proposed, it is inevitable that a portion of the
apartments will end up on the rental market and therefore the proposal will indirectly
address Pillar 4. We also note that the scheme will deliver 35 No. social housing units in
accordance with the provisions set out within Part V of the Planning and Development Act
2000.
It has been demonstrated that the proposal at the subject of this statement is consistent
with the policy guidance of the Action Plan for Housing and Homelessness, Rebuilding
Ireland.

4.5

Urban Development and Building Heights – Guidelines for Planning Authorities (December
2018)
The Urban Development and Building Heights Guidelines for Planning Authorities were
adopted in December 2018. The Guidelines set out that a key objective of the NPF is to
significantly increase the building heights and overall density of developments.
The Minister's foreword to the Height 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 which is an unsustainable model. There is an opportunity for our
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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 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 Height Guidelines 2018 denote that the:
‘Government considers that there is significant scope to accommodate anticipated
population growth and development needs, whether for housing, employment or other
purposes, by building up and consolidating the development of our existing urban
areas.’
The Building Height Guidelines also 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 it notes that the planning process must actively address how this objective
will be secured.
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].
The application proposes 2 No. blocks. Block A will comprise part 5 to part 7 No. storeys
and Block B will comprise part 7 to part 9 No. storeys, both over a single basement which
is considered to be an appropriate design response to the site characteristics and its
location in close proximity to the town centre. It is noted that the subject site is located
within the Tallaght Town LAP and discussed at Section 6.2 of this report.
The highest building forms are positioned at the least sensitive positions within the subject
lands, fronting the junction of Airton Road and Belgard Road, providing a sense of
enclosure to the communal resident’s courtyard. The high quality contemporary design
will provide a landmark building at the corner of Airton Road and Belgard Road and will
contribute significantly to the sense of place and wayfinding of the wider area. We
highlight that heights are reduced and appropriate setbacks are provided within the
scheme as the proposed forms approach neighbouring boundaries.
It is considered that the design response provided strikes a balance between respecting
the surrounding environment of the scheme and ensuring the development potential of a
significantly scaled, strategically positioned and underutilised plot is maximised.
SPPR3 of the Building Height Guidelines, 2018 sets out that:
‘It is a specific planning policy requirement that where;
(A)
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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 providing a sense of
enclosure and a noise barrier to the scheme. Heights are reduced and appropriate
setbacks are provided within the scheme for residents and visitors to the development.
Therefore, it is our opinion that the proposed development incorporating increased
building heights is in line with the objectives of the Building Height Guidelines. We have
demonstrated how the proposed development satisfies the specified criteria set out in
Section 3 of the Building Height Guidelines below.

At the scale of the relevant city/town
The site is well served by public transport with high capacity, frequent service and good links to
other modes of public transport.
The accessibility of the subject site via public transport has been extensively detailed at
Section 3.0 of this report and within the TOC Planning Report submitted with this
Strategic Housing Development planning application. In summary, the site is
exceptionally well served by public transport with many bus stops located on Belgard
Road, in addition to 4 No. LUAS stops located within walking distance of the site,
therefore providing a range of travel opportunities for residents of the scheme to travel to
places of work, including Dublin City Centre. We highlight that the site is eminently
located in close proximity to a number of large employers, most notably Tallaght Hospital
and TUD Tallaght Campus.
Development proposals incorporating increased building height, including proposals within
architecturally sensitive areas, should successfully integrate into/ enhance the character and
public realm of the area, having regard to topography, its cultural context, setting of key
landmarks, protection of key views. Such development proposals shall undertake a landscape
and visual assessment, by a suitably qualified practitioner such as a chartered landscape
architect.
It has been detailed in Architect’s Design Statement and TOC documents how the
development will be assimilated into its surrounding context. The subject site is not
located within an architecturally sensitive area and is not surrounded by any unique
locational characteristics, having regard to its position fronting Belgard Road and Airton
Road.
Whilst the general context has no particular unique features, the subject site is unique in
nature by virtue of its positioning on a corner plot, as such the provision of a public plaza
at this junction will benefit the wider public while also assisting with the integration of the
proposed scheme into the surrounding area. The pedestrian link proposed along the
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eastern boundary of the site from Airton Road to TUD Tallaght Campus will further assist
the integration of the site within the wider area.
A Landscape and Visual Impact Assessment prepared by Parkhood Landscape Architects
has been carried out and submitted as part of this planning application and we note that
the proposed scheme is of high-quality design, is elegant, contemporary and stylish and
where relevant it makes an appropriate positive contribution to the existing skyline.
On larger urban redevelopment sites, proposed developments should make a positive
contribution to place-making, incorporating new streets and public spaces, using massing and
height to achieve the required densities but with sufficient variety in scale and form to respond
to the scale of adjoining developments and create visual interest in the streetscape.
The proposed scheme is presented in 2 No. blocks which provides visual relief through the
centre of the site and concentrates on providing a high quality courtyard between the 2
No. blocks, therefore creating a significant public space for the future residents to utilise.
We highlight that the highest elements of the scheme front onto Airton Road where
additional height can be accommodated without any material impact especially given the
commercial nature of the surrounding area.
At the scale of district/ neighbourhood/ street
The proposal responds to its overall natural and built environment and makes a positive
contribution to the urban neighbourhood and streetscape.
The high quality design of the proposed development provides an appropriate transition
between the surrounding commercial buildings and the subject proposal having regard to
clear guidance provided in national planning policy which seeks the densification of
brownfield sites in close proximity to public transport such as the subject site. We submit
that no material impacts on surrounding commercial buildings will occur as a result of the
proposed development, as demonstrated in the LVIA. The high-quality materials utilised
in the scheme including extensive use of brick, glazing and metal ensures that the scheme,
whilst changing the existing low density character historically seen in Tallaght, will provide
a contemporary insertion into the area similar to the scheme granted at the Belgard
Gardens site. The upgrade to the public realm at the junction of Airton Road and Belgard
Road will encourage connectivity and permeability of the site for the residents and the
wider public and will create a sense of place.
The proposal is not monolithic and avoids long, uninterrupted walls of building in the form of
slab blocks with materials / building fabric well considered.
As a result of pre-planning consultation with South Dublin County Council, the eastern
elevation of Block A was setback further from the boundary. Thereafter, following preplanning discussions with An Bord Pleanála the overall height of the development was
reduced from 11 No. storeys to 9 No. storeys. Furthermore, the façades along Belgard
Road and Airton Road have been designed to ensure interesting and relieved facades
which reduce the perceived mass and scale of the building. It is noted that the commercial
uses and resident facilities fronting Belgard Road providing an active frontage and
commercial presence to the street.
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The proposal enhances the urban design context for public spaces and key thoroughfares and
inland waterway/ marine frontage, thereby enabling additional height in development form to
be favourably considered in terms of enhancing a sense of scale and enclosure while being in
line with the requirements of “The Planning System and Flood Risk Management – Guidelines
for Planning Authorities” (2009).
The provision of pedestrian routes throughout the site and around the periphery represent
key planning gains for the wider neighbourhood particularly by virtue of the provision of
a public plaza and pedestrian thoroughfare from Airton Road to the Technological
University campus. It is anticipated that the corner plot will act as a catalyst for future
development of ‘Regen’ zoned lands. The courtyard has been subject to a sensitive
detailed design process and is positioned at the heart of the scheme. The design concept
behind the landscape masterplan is to create a functional yet calm, tranquil, lush ‘green’
environment for the residents to enjoy.
The Flood Risk Assessment prepared by Lohan and Donnelly Consulting Engineers
concludes that:
‘It is therefore our opinion that the risk of flooding at this site and the risk of flooding due to
the development of this site in flood events is minimal.’
The proposal makes a positive contribution to the improvement of legibility through the site or
wider urban area within which the development is situated and integrates in a cohesive manner.
The high quality design of the scheme will ensure the development will be a legible and
attractive addition to this area of Tallaght. As previously noted, the provision of a public
plaza at the corner of the site and pedestrian route along the eastern boundary will
positively contribute to the surrounding area as it will encourage permeability and
connectivity for the wider area.
The proposal positively contributes to the mix of uses and/ or building/ dwelling typologies
available in the neighbourhood.
As set out in the TOC Planning Report, the South Dublin County Development Plan 2016 2022 recognises the need to provide appropriately sized households. 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.’
Furthermore, the NPF states that:
‘the 2016 Census indicates that if the number of 1-2-person dwellings is compared to
the number of 1-2-person households, there is a deficit of approximately 150%, i.e. there
are approximately two and half times as many 1-2- person households as there are 1-2
person homes.’
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Therefore, it is clear that the mix of primarily 1 and 2 No. bed apartments proposed are
urgently required in order to provide an appropriate mix of dwelling typologies in Tallaght
and in the wider area, as is recognised in the South Dublin Development Plan 2016 – 2022.
At the scale of the site/building
The form, massing and height of proposed developments should be carefully modulated so as
to maximise access to natural daylight, ventilation and views and minimise overshadowing and
loss of light.
The design comprises large open plan floorplates, glazing and private balconies which will
ensure high quality residential amenity is provided for the future tenants of the scheme.
A Daylight/Sunlight Assessment has been carried out by 3D Design Bureau and is
submitted as part of the application.
Appropriate and reasonable regard should be taken of quantitative performance approaches to
daylight provision outlined in guides like the Building Research Establishment’s ‘Site Layout
Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for Buildings –
Part 2: Code of Practice for Daylighting’. Where a proposal may not be able to fully meet all the
requirements of the daylight provisions above, this must be clearly identified and a rationale for
any alternative, compensatory design solutions must be set out, in respect of which the
Planning Authority or An Bord Pleanála should apply their discretion, having regard to local
factors including specific site constraints and the balancing of that assessment against the
desirability of achieving wider planning objectives. Such objectives might include securing
comprehensive urban regeneration and or an effective urban design and streetscape solution.
As previously mentioned, the application is supported by a Daylight/Sunlight Assessment
prepared by 3D Design Bureau which concludes the following:
1. Sunlighting in Proposed Outdoor Amenity Areas
‘This study has assessed the portion of the various amenity areas that are capable of
receiving at least 2 hours of sunlight on March 21st. The four areas that have been
assessed are the courtyard between the proposed Block A & B, the plaza which is
located on the north west corner of the proposed site, the crèche play area which is
located to the south of block B and the roof terrace which is located on the 6th floor of
Block B.
All of the assessed outdoor amenity areas meet the recommended level of sunlight as
set out in the BRE guidelines and thus should appear adequately sunlit throughout the
year.’
2. Average Daylight Factor (ADF)
‘An assessment has been carried out on the Average Daylight Factor (ADF) received in
all the living-spaces and bedrooms of selected units across the ground and 1st floors
of both blocks of the proposed development…BS 8206-2 Code of practice for
daylighting recommends an ADF of 5% for a well day lit space and 2% for a partly
daylight space. Below 2% the room will look dull and electric lighting is likely to be
turned on. In terms of housing, BS 8206-2 also gives minimum values of ADF: 1.5% for
living rooms and 1% for bedrooms.
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41 units have been analysed for ADF, 21 in Block A and 20 in Block B. In each of these
units the ADF has been calculated for the living space and all bedrooms. In total 110
rooms have been analysed. Of the 110 assessed rooms, 101 rooms have met the
recommended level of ADF.
In each unit where an assessed room does not meet the guidelines at least one other
room within that unit has an ADF above the recommended levels. All of the 9 rooms
that does not meet the BRE guideline for ADF, are within 75% of the target value. In
each case the room below the target value is the only room in the respective unit that
is below the target value, so occupants of these units will not be deprived of access to
interior spaces with good levels of daylight.
As 92% of the assessed 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.
The target values as set out in the BRE guidelines should be used as an aid for design
rather than a restriction. In the BS 8206-2 Code of practice for daylighting document
it clearly states that “It is purely advisory and the numerical target values within it may
be varied to meet the needs of the development and its location.”
Should the proposed development be constructed as proposed the future occupants
will have access to many outdoor amenity areas with good levels of sunlight
throughout the year. The daylight within the proposed habitable rooms will generally
be quite good and excellent in the many cases.’
We highlight that distances to boundaries and separation distances have been duly
considered during the design stage and are discussed at Section 6.3 of the Planning Report
prepared by Thornton O’Connor Town Planning.
Specific Assessments
To support proposals at some or all of these scales, specific assessments may be required, and
these may include:
Specific impact assessment of the micro-climatic effects such as down-draft. Such assessments
shall include measures to avoid/ mitigate such micro-climatic effects and, where appropriate,
shall include an assessment of the cumulative micro-climatic effects where taller buildings are
clustered.
In our opinion, buildings are not high enough to require such an assessment at principally
5 – 7 No. storeys in height.
In development locations in proximity to sensitive bird and / or bat areas, proposed
developments need to consider the potential interaction of the building location, building
materials and artificial lighting to impact flight lines and / or collision.
A Bat Survey has been carried out by JBA Consulting which notes that:
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‘following the coordination of JBA Ecologists with the proposed development’s
landscape and lighting designers, bat mitigation has been incorporated into all
relevant aspects of the site plan and the lighting and landscape designs for the
proposed site. All recommendations outlined in the above section have been strictly
adhered to, i.e. the installation of bat boxes and suitable lighting designs and
management, which will ensure no aversive behavior from the three bat species
(Lesser Noctule, Common Pipistrelle and Soprano Pipistrelle), that frequent the
site. Therefore, the proposed development is not anticipated to have any adverse
impacts on the population of these local bat species.’
The AA Screening Report prepared by Openfield Ecology has found that significant
effects are not likely to arise, either alone or in combination with other plans or projects
that will result in significant effects to the integrity of the Natura 2000 network.
Similarly, an Ecological Appraisal has been prepared by JBA Consulting which re-iterates
the conclusions of the AA screening stating that:
‘bat and floral mitigations have been incorporated into all relevant aspects of the
site plan and the lighting and landscape designs for the proposed site’, concluding
that ‘the proposed development is not anticipated to have any adverse impacts on
the populations of these local bat and floral species’.
An assessment that the proposal allows for the retention of important telecommunication
channels, such as microwave links.
Charterhouse Infrastructure Consultants have carried out an assessment of nearby
telecommunications structures and have consulted with the relevant parties.
Charterhouse state in their report 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.’
An assessment that the proposal maintains safe air navigation.
The subject site is not located within the Inner Horizontal Surface of Casement Aerodrome
or Weston Airport as discussed at Section 3.3 of the Planning Report prepared by Thornton
O’Connor Town Planning. It is understood that Tallaght University Hospital benefits from
a private helipad at their campus. As this is a private development, such obstacle
limitation surface information is not provided as public information. Nevertheless, we
note that developments exceeding 9 No. storeys have been granted by An Bord Pleanála
in closer proximity to Tallaght Hospital than the subject site i.e. 4 - 10 No. storeys were
granted permission at the neighbouring Belgard Gardens site (ABP Reg. Ref. ABP-30330618).
An urban design statement including, as appropriate, impact on the historic built environment.
The site comprises 2 No. industrial buildings which are of no architectural merit. We also
highlight that rezoning of the land from industrial to regeneration has occurred with the
adoption of the current South Dublin County Development Plan 2016-2022.
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A Design Statement has been prepared by John Fleming Architects is submitted with this
application. The commercial warehouse buildings are not considered to be of any
historical or architectural merit, nor is the surrounding area.
Relevant environmental assessment requirements, including SEA, EIA, AA and Ecological
Impact Assessment, as appropriate.
An AA screening report prepared by Openfield Ecology and EIAR Scoping Document
complied by Thornton O’ Connor Town Planning is submitted with the planning
application. A supplementary Biodiversity Report has been prepared by JBA
Environmental Consultants.

4.6

Sustainable Urban Housing: Design Standards for New Apartments – Guidelines for
Planning Authorities, 2018
The Department of Housing, Planning and Local Government published the updated
Sustainable Urban Housing: Design Standards for New Apartments in March 2018.
The purpose of the Apartment Guidelines, 2018 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
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 2018 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. The Government’s Rebuilding Ireland – Action Plan for
Homelessness, 2016 and the National Planning Framework – Ireland 2040 have both been
published since the 2015 Guidelines. 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
in 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:
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•

Sites within reasonable walking distance (i.e. up to 10 minutes or 800-1000 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]

The subject site is located at the junction of Belgard Road and Airton Road and is well
served by public transport with multiple bus stops located along Belgard Road (within
approximately 60 m north of the subject lands) and 4 No. luas stops as identified at Figures
3.3 and 3.4 which provides access to a range of locations including the city centre (Bus No.
65) as detailed at Section 3.3
In terms of meeting future housing need, the publication set out that:
‘demographic trends indicate that two-thirds of households added to those in Ireland
since 1996 comprise 1-2- person, yet only 21% of dwellings completed in Ireland since
then comprise apartments of any type’.
Furthermore, the 2016 Census indicates that:
‘if the number of 1-2 person dwellings is compared to the number of 1-2 person
households, there is a deficit of approximately 150%, i.e. there are approximately two
and half times as many 1-2- person households as there are 1-2- person homes.’
The Apartment Guidelines recognises the need for alternative types of accommodation
to facilitate the societal and economic changes that have affected household formation
and housing demand. The proposed application comprising 328 No. units will therefore
provide suitable housing accommodation type for people seeking residential
accommodation in Dublin.

Specific Planning Policy Requirement 4
‘In relation to the minimum number of dual aspect apartments that may be provided in any
single apartment scheme, the following shall apply:
(i) A minimum of 33% of dual aspect units will be required in more central and accessible
urban locations, where it is necessary to achieve a quality design in response to the
subject site characteristics and ensure good street frontage where appropriate.
(ii) In suburban or intermediate locations, it is an objective that there shall generally be
a minimum of 50% dual aspect apartments in a single scheme.
(iii) For building refurbishment schemes on sites of any size or urban infill schemes on
sites of up to 0.25ha , planning authorities may exercise further discretion to consider
dual aspect unit provision at a level lower than the 33% minimum outlined above on a
case-by-case basis, but subject to the achievement of overall high design quality in
other aspects. ]
The development proposes 54% of the units as dual aspect, with no single aspect units
facing north. 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
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Specific Planning Policy Requirement 5
Ground level apartment floor to ceiling heights shall be a minimum of 2.7m and shall be
increased in certain circumstances, particularly where necessary to facilitate a future change of
use to a commercial use. For building refurbishment schemes on sites of any size or urban infill
schemes on sites of up to 0.25ha, planning authorities may exercise discretion on a case-by-case
basis, subject to overall design quality.
The ground floor of the proposed scheme meets the requirement of 2.7 m floor to ceiling
heights. It is noted that the minimum floor to ceiling height is 3.14 m therefore the
proposal is fully in compliance with SPPR5. The class 1/2 retail/commercial floor area
benefits from double height ceilings.
Specific Planning Policy Requirement 6
A maximum of 12 apartments per floor per core may be provided in apartment schemes. This
maximum provision may be increased for building refurbishment schemes on sites of any size or
urban infill schemes on sites of up to 0.25ha, subject to overall design quality and compliance
with building regulations.
The proposed development complies with building regulations by providing a maximum
of 12 No. apartments per floor per core as set out in SPPR6.

4.7

Urban Design Manual – A Best Practice Guide (2009);
Housing Location in Urban Areas
The Urban Design Manual sets out 12 No. key indicators for developments in urban areas:
1) Context – How does the development respond to its surroundings?
The proposed residential scheme will comprise of a brick finish and glass balconies with
a feature corner building. An Architectural Design Statement has been prepared by John
Fleming Architects and is submitted as part of this planning application.
Please also refer to the Landscape Masterplan by Parkhood Landscape Architects
enclosed with this planning application for more details.
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2) Connections – How well connected is the new neighborhood?
As previously noted, the application site is located at the junction of Airton Road and
Belgard Road and is highly accessible by numerous means of public transport as identified
at Section 3.3. The scheme is located within walking and cycling distance of many
employment locations, services and facilities and is well served by public transport.
It is clear that the site is well connected, and sustainable modes of transport are
encouraged within the proposed scheme. The pedestrian link proposed along the eastern
boundary of the site from Airton Road to TUD Tallaght Campus will enhance existing
connections for the wider area.
3) Inclusivity – How easily can people use and access the development?
As previously noted, the proposed development has been designed to encourage
sustainable modes of transport e.g. walking, cycling and public transport.
The DMURS Statement of Consistency prepared by Lohan and Donnelly states that:
‘the proposed residential development is consistent with both the principles and
guidance outlined within the Design Manual for Urban Roads and Streets (DMURS)
2013. The scheme proposals are the outcomes of an integrated urban design and
landscaping strategy to create a safe environment for pedestrians and cyclists
accessing the site’.
The site layout allows efficient refuse collection from the designated Bin Storage located
at basement level. Emergency vehicles can also safely access the site via the access to the
eastern side of the development as illustrated on the accompanying Architectural
Drawings.
There are a number of access points for residents of the scheme both from the public
footpath and the internal communal courtyard. We note that significant efforts have been
made to ensure accessible routes have been created throughout the scheme.

4) Variety – How does the development promote a good mix of activities?
The development provides 328 No. apartment units which directly responds to the need
of this type of tenure for 1 and 2 bed units. The proposed scheme provides for an
assortment of communal amenity spaces within the development including a
gymnasium, private dining, resident lounge, co-working space and games room, thereby
ensuring that a wide variety of amenities are available for future residents to utilise within
the development.
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5) Efficiency – How does the development make appropriate use of resources, including
land?
National policy expressly seeks the densification of brownfield sites such as the subject
site. The application site is currently an underutilised brownfield site in an accessible
location in Dublin in close proximity to high frequency public transport. The proposed
scheme will provide a density of 276 units/Ha, a plot ratio of 2.6:1 with a site coverage of
38.82 %.
The proposed development is consistent with the zoning as set out in the South Dublin
County Development Plan 2016-2022 which includes residential units as a permitted in
principle use. The proposed development represents the appropriate densification of this
underutilised site while having regard to the need to protect the amenity of surrounding
properties. The proposed scheme provides for high quality and valuable landscaped areas
which will provide amenity and biodiversity.
It is also noted that that appropriate recycling facilities are provided at basement level of
the development. An Operational Waste Management Plan has been prepared by Byrne
Environmental Consulting which details the ‘operation of the development to maximise the
quantity of waste recycled by providing sufficient waste recycling infrastructure, and to
provide waste reduction initiatives and waste collection and waste management information
to the residents of the development’.

6) Distinctiveness – How do the proposals create a sense of place?
We refer to the Planning Report prepared by Thornton O’Conner Town Planning, Design
Statement prepared by John Fleming Architects and Landscape Report prepared by
Parkhood Landscape Architects which provides comprehensive details of the proposed
residential scheme. We submit that the high quality scheme on ‘Regen’ zoned lands will
provide for an architecturally distinctive building by virtue of the feature corner building
and public plaza fronting the junction of Airton Road and Belgard Road.
7) Layout – How does the proposal create people friendly streets and spaces?
As noted above, a public plaza with local retail units and a café are proposed at the
junction of Belgard Road and Airton Road. This also forms the tallest element of the
scheme and acts as a landmark building within the surrounding area. The scheme
comprises 2 No. blocks which are positioned around a landscaped resident courtyard with
additional communal resident facilities located at ground floor level fronting Belgard
Road which further consolidates the layout of the scheme.
The proposal is designed to adhere to the provisions set out in the Design Manual for Urban
Roads and Streets (2013).
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8) Public Realm – How safe, secure and enjoyable are the public areas?
The outdoor residential amenity spaces will be subject to a high level of passive
surveillance as they will be overlooked by the apartments, ensuring that these areas are
safe and secure.
The proposed development includes a comprehensive Landscape Masterplan and Report
prepared by Parkhood Landscape Architects which sets out the strategy for the provision
of safe, secure and enjoyable public spaces.

9) Adaptability – How will the buildings cope with change?
The ground floor level of the development allows for greater floor to ceiling heights (3.14
metres), which are capable of internal modification where deemed necessary, as per
SPPR 5 of the Sustainable Urban Housing: Design Standards for New Apartments (2018).

10) Privacy and Amenity – How does the scheme provide a decent standard of amenity?
The contemporary design provides for versatile private units. The scheme has been
developed to maximise open plan apartment layouts facilitated through the use of
sprinklers which will result in larger and brighter living room / kitchen spaces and equal
bedroom sizes with all units benefiting from private balconies.
Some 354.4 sq m of indoor communal amenity space is provided within the scheme
(private dining, resident lounge, reception, co-working space, games room and
gymnasium at ground and 6th floor level) to enable social interaction between residents
within the development, if desired.
The proposed scheme provides for a high quality mixed development as detailed in the
accompanying Planning Report prepared by Thornton O’Connor Town Planning and
Design Statement by John Fleming Architects.

11) Parking – How will the parking be secure and attractive?
The scheme proposes 184 No. Car Spaces within the development at basement level.
Some 10 No. accessible spaces are included in this figure along with 14 No. Car Club spaces
and 4 No. designated Creche Spaces.
Sustainable modes of transport such as cycling and walking are promoted within the
scheme, with the provision of 727 No. cycle parking spaces.
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12) Detailed Design: How well thought through is the building and landscape design?
A detailed Design Statement prepared by John Fleming Architects is submitted as part of
this planning application which sets out the design rationale of the proposed
development, seeking to provide a high-quality innovative scheme.
The proposed mixed use scheme is consistent with the guidance as set out in the Urban
Design Manual – A Best Practice Guide (2009).

4.8

Design Manual for Urban Roads and Streets (2013):
The Design Manual for Urban Roads and Streets (DMURS) sets out an integrated design
approach for creating new and redeveloping existing routes to ensure that they are secure,
connected and attractive. The guidance document outlines several key objectives and
design principles, most notably the promotion of sustainable modes of transport such as;
prioritising walking, cycling and use of public transport. DMURS outlines practical guidance
for the design of roads and streets which have been taken into consideration during the
design process of the proposal at the subject of the report.

4.8.1

Policy Background
The Design Manual for Urban Roads and Streets references the Smarter Travel – A Sustainable
Transport Future: A New Transport Policy for Ireland 2009 – 2020 document which was
published by the Department of Transport. The key goals as set out within the Smarter Travel
document include:
(i)
(ii)
(iii)
(iv)
(v)

To reduce overall travel demand;
To maximise the efficiency of the transport network;
To reduce reliance on fossil fuels;
To reduce transport emissions; and
To improve accessibility to public transport.

Given the accessible location of the application site in proximity to a high frequency public
transport, it is projected that residents of the scheme would largely rely on walking,
cycling or utilising existing public transport routes to reach their place of work. There will
be 184 No. car parking spaces available on site (including 14 No. Car Club Spaces). The
scheme is considered to be consistent with the key policy goals as set out in Smarter
Travel – A Sustainable Transport Future A New Transport Policy for Ireland 2009 – 2020.

4.8.2

Site Layout and Legibility
The proposed development scheme provides active frontage onto Belgard Road and Airton
Road by virtue of the public plaza, office space, retail/commercial units, café/restaurant
space and the residents amenity area. Carparking is provided at basement level which is
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accessed from Airton Road. The subject site also benefits from an access along the eastern
boundary in the event of an emergency.
The proposed high-quality designed layout of the scheme by John Fleming Architects will
ensure that the scheme will be legible in the streetscape while also sitting comfortably
within its immediate context. We note that the development has been designed in
accordance with DMURS.

4.8.3

Sustainable Transport
The site is well served by public transport with multiple bus stops located on Airton and
Belgard Road, in addition t0 4 No. Luas stops within 1 km. Bus and Luas services currently
run to the City Centre, Stillorgan, Dun Laoghaire and Sandyford Business District for
example, providing access to an array of employment nodes for residents of the proposed
scheme.
The DMURS publication references that the Smart Travel document includes a ‘vision to
create a strong cycling culture in Ireland and ensure that all cities, towns and villages will be
cycling friendly and that cycling will be a preferred way to get about, especially for short trips.’
The proposed scheme provides for 727 No. cycle parking spaces in total ensuring that
sustainable modes of transport are encouraged.
As established in the above commentary, it has been demonstrated that the proposed
mixed use scheme is consistent with the guidance as per the Design Manual for Urban
Roads and Streets (2013).
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4.9

The Planning System and Flood Risk Management Guidelines for Planning Authorities
(2009)
The Planning System and Flood Risk Management Guidelines (2009) published by the
Government of Ireland includes the following core objectives:
•
•
•
•
•
•

Avoid inappropriate development in areas at risk of flooding;
Avoid new developments increasing flood risk elsewhere, including that which may
arise from surface water run-off;
Ensure effective management of residual risks for development permitted in
floodplains;
Avoid unnecessary restriction of national, regional or local economic and social
growth;
Improve the understanding of flood risk among relevant stakeholders; and
Ensure that the requirements of EU and national law in relation to the natural
environment and nature conservation are complied with at all stages of flood risk
management.

The Flood Risk Assessment has been prepared by Lohan and Donnelly Consulting and
concludes:
Coastal Flooding: ‘Inspection of the opw.ie Maps show the proposed site is not in an area
vulnerable to coastal flooding from a 100-year storm event or an extreme event.’
Fluvial Flooding: ‘Inspection of the maps contained on floodinfo.ie indicate that the site is
not expected to flood during a 100-year event or extreme flood event due to fluvial
flooding’
Pluvial Flooding: ‘Inspection of the maps contained on floodinfo.ie indicate that the site
is not susceptible to pluvial flooding during a 100-year event or an extreme event.’
Groundwater Flooding:’Inspection of the maps contained on myplan.ie indicate that the
site is not predicted to flood due to ground water flooding.’
Therefore, the enclosed Flood Risk Assessment prepared by Lohan and Donnelly
Consultants for the application site concludes that there are no flood risk identified stating
that:
‘the proposed development is not subject to any significant flood risk, therefore
stage 3 is deemed not applicable as per The Planning System and Flood Risk
Management Guidelines for Planning Authorities Technical Appendices
Document’,
Thus, the proposed development is acceptable having regard to the objectives of The
Planning System and Flood Risk Management Guidelines for Planning Authorities (2009).

4.10

Retail Planning Guidelines (2012)
The development management process must support applications for retail development
which is in line with the role and function of the city or town in which it is the settlement
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hierarchy of the relevant development plan and accord with the scale and type of retailing
identified for that location in the development plan and relevant retail strategy.
The proposed scheme provides for a local retail unit which is described within the guidelines
as a:
‘Corner shops or shops located in local or neighborhood centres serving local residential
districts perform an important function in urban areas. Where a planning authority can
substantiate the local importance of such units in defined local centres, they should
safeguard them in development plans, through appropriate land-use zoning.
Development management decisions should support the provision of such units,
particularly where they encompass both food-stores and important non-food outlets
such as retail pharmacies, and have significant social and economic functions in
improving access to local facilities especially for the elderly and persons with mobility
impairments, families with small children, and those without access to private
transport.’
The proposed retail/commercial/café units will front the public plaza and will provide
active frontage and activity to the streetscape. The commercial element of the scheme
will provide local convenience type services for the residents of the scheme and will have
no impact on larger scale retail locations in nearby Town Centre lands.

4.11

Guidelines for Planning Authorities on Childcare Facilities (2001)
The Guidelines on the provision of childcare facilities sets outs that:
‘Access to quality childcare services contribute to the social, emotional and educational
development of children. There are clear economic benefits from the provision of
childcare. The lack of accessible , affordable and appropriate childcare facilities makes
it difficult for many parents/guardians to access employment and employment related
opportunities.’
In response the Guidelines set out that the:
‘The Planning and Development Act, 2000, makes it a mandatory requirement on
planning authorities to include in their Development Plan objectives on the provision of
services for the community, including creches and other childcare facilities.’
As a result, the Guidelines outline the objectives to:
•
•

•
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Update and develop baseline data on the quality of existing and prospective
childcare needs in association with the County Childcare Committees;
Promote childcare facilities in the following locations as a key element in the
provision of sustainable communities:
▪ Residential areas;
▪ Places of employment;
▪ Educational establishments;
▪ City and town centres, neighborhood and district centres;
▪ Convenient to public transport nodes.
Establish a system of monitoring the achievements of the above objectives.

The Guidelines identify appropriate locations for childcare facilities as identified below:
•
•
•
•
•

New communities/Larger new housing developments - ‘Planning authorities
should require the provision of at least one childcare facility for new housing areas
unless there are significant reasons to the contrary.
The vicinity of concentrations of work places, such as industrial estates, business
parks and any other locations where there are significant numbers working –
facilitating safe and efficient journeys to/from the workplace of parents/guardians.
In the vicinity of schools – facilitating parents dropping off school-going children
and children attending childcare facilities on route to their place of employment;
Neighborhood, District and Town Centres – combating competitive pressure from
larger commercial areas.
Adjacent to public transport corridors, park and ride facilities, pedestrian routes
and dedicated cycle ways.

The Childcare Guidelines, 2001 stipulate that Planning Authorities should require the
provision of a childcare facility for every 75 No. residential units. A proposed childcare
facility will be located within residential scheme to serve the 328 No. residential units.
The childcare facility is conveniently located along the western boundary fronting
Belgard Road. For the minority of children being dropped to the facility by car, 4 No.
designated car parking spaces are provided at basement level. Additionally, the
childcare facility is suitably located in close proximity to a wide range of employment
bases (e.g. Tallaght Hospital, Technological University Tallaght Campus, South Dublin
County Council Offices, Cookstown Industrial Estate and The Square Tallaght) in
addition to a variety of primary, secondary and special needs schools which will allow for
efficient drop off/collection for parents with multiple children.
Regardless of the locations identified above, the Guidelines state that proposals should:
•
•
•
•
•
•
•
•

Have regard to the Child Care (Pre-School Services) Regulations, 1996, in relation
to the planning implications of these regulations;
Suitability of the site for the type and size of facility proposed;
Availability of outdoor play area and details of management of same;
Convenient to public transport nodes;
Safe access and convenient parking for customers and staff;
Local traffic conditions;
Number of such facilities in the area; and
Intended hours of operation.

The proposed childcare facility provides for 3 No. classroom facilitating c. 80 No children
of different age groups, staff kitchen, admin office, managers office, reception and
buggee storage and will have an outdoor play area measuring 230 sq m. As detailed at
Section 3.3 of this report the subject site is well served by public bus services and located
in walking distance to 4 No. luas stops. The details of the creche will be dependent on the
proprietor the unit.
As demonstrated throughout this section, the scheme fully accords with relevant National
Policy documents.
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5.0

REGIONAL POLICY
This section will demonstrate that the proposed development has been brought forward
with due consideration of Regional Policy and is consistent with the objectives and guidance
as set out within each of the respective policy documents. Within this section the
development will be assessed against the Regional Planning Guidelines for the Greater Dublin
Area 2010-2022 and the Regional Spatial and Economic Strategy for the Eastern and Midland
Region.

5.1

Regional Planning Guidelines for the Greater Dublin Area 2010-2022
The Regional Planning Guidelines for the Greater Dublin Area 2010-2022 (RPG’s) provides a
long term sustainable planning framework for the GDA. The Regional Planning Guidelines
(RPGs) is a policy document which aims to direct the future growth of the Greater Dublin
Area over the medium to long term.
The RPG’s set out that ‘quality housing should be reflected equally in terms of the overall layout
of the scheme and its urban design characteristics, the internal layout, form and design of
housing and the external architectural form of housing which should relate to the wider urban
area of which it is part while facilitating the creation of areas of distinct character.’
In relation to South Dublin, the RPG’s states that ‘the Council has two high profile and critical
SDZ areas providing for new housing, as well as areas with significant potential for
brownfield redevelopment which support the consolidation of the metropolitan area,
particularly along the Luas and Kildare Route corridor. Housing policy in the Development Plan
needs to continue to focus housing growth into the existing built envelope to support falling
population in existing services suburbs and to achieve success for the SDZs’.
The following Strategic Policies are considered relevant and have been assessed in respect
to the consistency of the proposed development:
Strategic Policy EP1 outlines the importance of the integration of climate change
considerations into Development Plans, Flood Risk Assessments and Biodiversity and
Heritage plans.
The proposed development has had due regard to climate change, flood risk and
biodiversity. An Environmental Report prepared by Thornton O’Connor Town Planning
is submitted with the application, in addition to an AA Screening Report by Openfield
Ecology, a Flood Risk Assessment by Lohan and Donnelly Consulting, a Preliminary
Ecological Appraisal and Bat Report by JBA Consulting and Sustainability Statement
prepared by Environmental Design Partnership which assess the specific environmental
issues.
Therefore, the proposal is consistent with Strategic Policy EP1.
Strategic Policy EP2 refers to the need to facilitate new employment opportunities for
existing populations and seek to reduce the volume of unsustainable long distance
commuting.
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The proposed residential scheme will assist in addressing the housing shortage for 1 and
2 bed units in the South Dublin area in particular. The availability of affordable, high
quality residential units close to a number of significant employment nodes will allow
employees to live closer to their place of work and reduce commuting distances and will
allow new employers to have confidence that adequate residential development is
available.
Strategic Policy SP1 stipulates that the delivery of new housing in the GDA shall support
the NSS, Smarter Travel and the DoEHLG Guidelines on Sustainable Residential
Development. The RPG Settlement Strategy encourages the focusing of new housing
development on:
(i)

consolidation within existing built footprint with particular focus on the metropolitan
area;
supporting the achievement of sustainable towns;
supporting national investment in public transport services by focusing new
development areas to key locations to achieve the integration of land use and high
quality public transport provision, and
build up economics of scale for services in identified growth towns.

(ii)
(iii)

(iv)

The proposed scheme will positively address each of the criteria as set out above. As noted
at Section 3.0 and throughout this report, the subject lands are located in a sustainable
location and will promote the increase in population at a location designated for
regeneration.
The scheme is considered to be consistent with Strategic Policy SP1.
Strategic Policy PIP5 relates to waste management and aims to ensure environmental,
business and public health needs are met. It also sets out to promote and facilitate reuse and
recycling.
A Construction Management and Demolition Waste Management Plan and Operational
Waste Management Plan prepared by Byrne Environmental Consulting have been
submitted with this application.
The CDWMP notes that:
The range of works required for the Demolition & Construction Phases are summarised as
follows:
•
•
•
•
•
•
•
•
•
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Asbestos Assessment
Removal of all asbestos under licence;
Soft stripping of all buildings;
Removal of all site plant and infrastructure including generators and diesel tank;
Demolition of existing structures;
Ground excavation to partial double basement;
Development of site infrastructure;
Construction of basement, buildings and hardstanding areas;
Road access Infrastructure works; and
Landscaping of site areas.

In summary, the CDWMP concludes that:
‘In order to ensure that construction wastes generated during the course of the
development are being effectively managed and recorded, a waste management audit
shall be conducted on a routine basis by an independent waste management
consultant to determine compliance with the Demolition & Construction Phase Waste
Management Plan.’
Operational Waste Management Plan
Section 1.0 of the Operational Waste Management Plan prepared by Byrne Environmental
Consulting states the Objective of this Waste Management Plan:
‘to maximise the quantity of waste recycled by residents by providing sufficient waste
recycling infrastructure, waste reduction initiatives and waste collection and waste
management information services to the residents of the development’.
As such the OWMP outlines the following Waste Targets:
•
•
•
•

All residential units shall be provided with information on the segregation of waste
at source and how to reduce the generation of waste by the Facilities Management
Company.
All waste handling and storage activities shall occur in the dedicated communal
apartment waste storage areas.
The development’s Facility Management Company shall appoint a dedicated Waste
Services Manager to ensure that waste is correctly and efficiently managed
throughout the development.
The Operational Phase of the Waste Management Plan is defined by the following
stages of waste management for both the residential and commercial aspects of the
development:
→
Stage 1 Occupier Source Segregation;
→
Stage 2 Occupier Deposit and Storage;
→
Stage 3 Bulk Storage and On-Site Management;
→
Stage 4 On-site treatment and Off-Site Removal; and
→
Stage 5 End Destination of wastes.

The proposal is consistent with Strategic Policy PIP5.
Strategic Policy GIP1 is concerned with the protection of built heritage and protected
species.
The site comprises two industrial buildings which are not of any architectural merit. An
Archaeological Report has been prepared by IAC Archaeology which states:
‘The archaeological assessment involved a detailed study of the archaeological and
historical background of the proposed development site and the surrounding area. This
included information from the Record of Monuments and Places of Dublin, the
topographical files within the National Museum and all available cartographic and
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documentary sources for the area. A field inspection has also been carried out with the
aim to identify any previously unrecorded feature of archaeological or historical
interest.’
The Report concludes that:
‘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 within the site have since been removed. No
adverse impacts upon the archaeological resource are predicted as a result of the
development going ahead.’
The site is not located within any statutory designated areas. An Appropriate Assessment
(AA) Screening Report prepared by Openfield Ecological Services is enclosed and
concludes that there will be no significant effects for any European sites. Furthermore, an
Ecological Appraisal and Environmental Report have been prepared by JBA Consulting
and Thornton O’Connor Town Planning respectively.
The dry calcareous/ neutral grassland areas of value, i.e. those which contain the high and
standard indicator species of Annex I habitat ‘semi-natural dry grasslands and scrub facies
on calcareous substrates (6210)’ namely Pyramidal Orchid, Knapweed and Hawkbit spp.,
have been relocated within the proposed Landscape Masterplan.
The subject site is not located within any Special Protection Areas (SPA) or National
Heritage Areas.
The proposal is consistent with Strategic Policy GIP1.
Strategic Policy GIP2 aims to protect and conserve the natural environment, in particular
EU designated sites.
The site is not located on or in close proximity to any EU designated sites. As noted above
in GIP1 , the AA Screening Report concludes that there will be no significant effects for
any European sites as a result of the proposed development.
The proposal is consistent with Strategic Policy GIP2.

Strategic Policy GIP6 sets out to ensure the protection, enhancement and maintenance of
the natural environment with specific emphasis on the value of green spaces.
The proposed scheme has been brought forward with due regard for the natural
environment and the value of green space. As part of the application, outdoor communal
and public open spaces, a roof terrace, private balconies and green roofs have been
provided. This is in addition to the incorporation of a public plaza at the junction of Belgard
Road and Airton Road providing legibility to the scheme. We note a Landscape Masterplan
has been prepared by Parkhood Landscape Architects as part of this planning application.
The proposal is consistent with Strategic Policy GIP6.
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Strategic Policy SIP1 is in relation to planning for communities and outlines the need to
identify and respond to the most vulnerable in planning for growth, for change or
regeneration.
The scheme responds to the housing shortage for suitable tenure by primarily providing
1 and 2 No. bed units. The proposed supply of residential accommodation will contribute
to alleviating the housing crisis which currently constrains first time homeownership. It
is also noted that the scheme will provide 10% social housing as per Part V of the
Planning and Development Act, 2000.
The proposal is consistent with Strategic Policy SIP1.

Strategic Policy SIP2 acknowledges planning policy as a tool in creating a quality of life.
The proposed scheme will provide for 328 No. high quality apartment units as illustrated
in the supporting Design Statement and Landscape and Visual Impact Assessment in
addition to various communal spaces at ground and sixth floor level such as private dining,
resident lounge, reception, co-working area, games room and gymnasium. In addition,
the scheme provides a high quality communal courtyard for use by residents of the
development, a public plaza fronting the junction of Belgard and Airton Road and a
pedestrian route from Airton Road to the Technological University campus enhancing the
permeability of the area. It is considered that the proposal will provide for a high quality
of life.
The sustainable location will reduce commuting times, in addition to the provision of a
gym at ground floor level and the promotion of public transport, walking and cycling as
main modes of transport will contribute to the quality of life of tenants.
The proposal is consistent with Strategic Policy SIP2.
Strategic Policy FP1 states that flood risk requires active management throughout the
planning process.
The proposal has had due regard of flood risk, it is noted that the application site is located
within Flood Zone C. A Flood Risk Assessment has been prepared by Lohan and Donnelly
Consultants for the application site which concludes that through careful design and
appropriate mitigation measures the risks and consequences of flooding have been
mitigated across the development.
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Figure 5.1:

Flood Map indicating the Location of the Subject Site.

Source:

Floodinfo.ie

The proposal is consistent with Strategic Policy FP1.
This section has clearly demonstrated that the proposed residential development with
supporting resident amenities and ancillary retail/commercial/café uses is consistent with
the relevant strategic policies set out in the Regional Planning Guidelines for the Greater
Dublin Area 2010-2022.

5.2

Regional Spatial and Economic Strategy for the Eastern and Midlands Region
The Regional Spatial and Economic Strategy (or RSES) for the East and Midlands Regional
Assembly was partially adopted on 28th June 2019. We note that parts of the RSES shall be
taken not to have come into effect until the Section 31A procedure has been completed. This
document comprises a number of core Regional Policy Objectives which coincide with the
National Planning Framework (NPF). The purpose of the guidelines are to guide all Local
Authority future plans, projects and activities requiring consent of the Regional Assembly.
Under RPO 4.3 ‘Consolidation and Re-intensification’ the following objective is set:
‘Support the consolidation and reintensification of infill/brownfield sites to provide high
density and people intensive uses within the existing built up area of Dublin city and
suburbs and ensure that the development of future development areas is coordinated
with the delivery of key water infrastructure and public transport projects.’
The subject project will consist of 328 No. units (93 No. one bed, 222 No. bed units and 13
No. 3 bed) , with a resultant density of 276 No. Units per hectare and a plot ratio of 2.6:1.
Therefore, the proposed development will result in the appropriate intensification of a
brownfield site in a built up area.
The Metropolitan Area Spatial Plan (MASP) for Dublin contained within the RSES states the
following:
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RPO 5.4: Future development of strategic residential development areas within the Dublin
Metropolitan area shall provide for higher densities and qualitative standards as set out in the
‘Sustainable Residential Development in Urban Areas’1, ‘Sustainable Urban Housing; Design
Standards for New Apartments’ Guidelines2, and Draft ‘Urban Development and Building
Heights Guidelines for Planning Authorities’.

As detailed previously in this Statement, the proposed development fully responds to the
National Planning Policy, in particular Section 4.6 - Sustainable Urban Housing; Design
Standards for New Apartments’ Guidelines and Section 4.5 - ‘Urban Development and
Building Heights Guidelines for Planning Authorities.

MASP Housing and Regeneration:
RPO 5.5 states:
‘Future residential development in the Dublin Metropolitan Area shall follow a clear
sequential approach, with a primary focus on the consolidation of Dublin and suburbs,
supported by the development of Key Metropolitan Towns in a sequential manner as
set out in the Metropolitan Area Strategic Plan (MASP) and in line with the overall
Settlement Strategy for the draft RSES. Identification of suitable residential
development sites shall be supported by a quality site selection process that addresses
environmental concerns.’
The subject site is contained within an area designated for regeneration with an objective
to provide for residential and/or employment led development. The scheme subject to
this application, which is located on a prominent corner plot, will act as a catalyst within
the surrounding area of Belgard Road and Airton Road. It is our professional opinion that
the subject site will consolidate the surrounding land uses as per the South Dublin
Development Plan 2016-2022. The currently underutilised site comprises industrial
buildings that are no longer fit for purpose. We note that the accompanying Planning
Report prepared by Thornton O’Connor Town Planning provides a robust rationale for the
provision of a high density residential development with ancillary commercial/retail/café
uses at this location.
Economic Strategy: Smart Specialisation, Clustering, Orderly Growth and Placemaking.
‘Orderly Growth. Though the identification of locations for strategic employment
development and our growth and settlement strategy the compact growth will be
achieved. This involves managing and facilitating the growth of Dublin and to increase
the scale of our regional centres to be able to provide the range of functions to their
hinterlands. This needs to be facilitated by appropriate, effective and sustainable
infrastructure development in these centres, and at the same time avoid sprawl.
This encompasses connectedness aimed at facilitating a network of skills and
talent living in our settlements. It requires a support network of infrastructure including broadband - in order to make the Region more connected and competitive.
This will help to deliver high quality jobs that are well-paid and sustainable.’
The proposed residential development is located on appropriate lands designated for
regeneration, furthermore it is reiterated that the subject lands are in close proximity to a
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range of public transport and major centres of employment including Tallaght Hospital,
which reinforces sustainability principles. The proposed scheme addresses the economic
strategy by providing an appropriate, effective and sustainable development by virtue of
the high quality design and higher density residential development preventing urban
sprawl. Appropriately located residential accommodation within the Tallaght area is
important to the continued growth and maintenance of Ireland’s competitiveness in the
private residential market and its response to the evolving needs of the workforce.
Under Section 8.1, the RSES states the following with regard to integrating land use and
transport planning:
‘The RSES identifies regional strategic outcomes which include integrated transport
and land use planning, the transition to a low carbon economy by 2050, compact
growth, enhanced regional and international connectivity, enhanced green
infrastructure and the provision of sustainable settlement patterns.’
The subject development contributes to consolidated growth and the reduction in carbon
emissions through lower parking standards and provision of 727 No. bicycle parking spaces.
Through the provision of green roofs, SuDS systems, landscaping, and tree protection and
replacement, the development also helps maintain a high standard of natural and green
infrastructure within an intensified and more dense residential setting.
By locating on a key public transport corridor and in close proximity to employment, the
subject development can be seen as a sustainable development pattern, which seeks to
increase density, reduce car dependency, and provide permeability throughout the scheme.

Under Section 8.2 the RSES discusses responses to urban sprawl and justification for the
move towards compact growth:
‘The Strategy aims to provide a spatial framework to promote smart compact growth
as an alternative to continued peri-urban sprawl around our cities and towns, with a
resultant negative impact on the environment and people’s health and wellbeing due
to increased commuting and loss of family and leisure time.’

The subject development seeks to provide a welcoming and attractive alternative to car
dominated development, which is well located on a high-quality public transport corridor and
is locally accessible by foot and by bicycle. The car parking facilities are located at basement
level allowing for maximum use of the available ground level outdoor amenity space.
Additionally, the provision of green roofs, amenity spaces, and communal facilities aides in the
facilitation and promotion of healthy lifestyles and social-cohesion between residents.
Similarly, the location of this higher density development on public transport and proximate
to major employers allows for reduced commuting time and greater work life balance for
future residents.
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The RSES Objective RPO 9.4 states that in relation to new apartment developments:
‘Design standards for new apartment developments should encourage a wider
demographic profile which actively includes families and an ageing population.’
Currently the surrounding area designated for regeneration is dominated by commercial type
facilities including the Technological University campus to the south of the site and industrial
uses to the east. There is limited residential units in the immediate vicinity with Traveller
Accommodation located to the south of the site. We note that the majority of residential units
are located north of the subject site with more recent apartment developments located in the
vicinity of the Square Tallaght.
Currently there is a significant lack of diversity and few examples of apartments in the
immediate area of Belgard Road and Airton Road. Notwithstanding the above, we note that
an application at Belgard Gardens (ABP Reg. Ref. ABP-303306-18) for the 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 has been granted by An Bord Pleanála.
We note that the provision of principally 1 and 2 bed units will provide suitable accommodation
in an area predominated by 3 bed units, therefore catering for a wider cohort of persons.
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6.0

LOCAL POLICY
This section will demonstrate that the proposed development has been designed in
accordance with Local Policy and is consistent with the objectives and guidance as set out
within the South Dublin County Development Plan 2016-2022 and Tallaght Local Plan 20062016. This section will also make reference to the Draft Tallaght Town Centre Local Area Plan
2020 – 2026.

6.1

South Dublin County Development Plan 2016 – 2022
This section assesses the consistency of the proposed scheme with the relevant policies and
objectives of the South Dublin County Development Plan 2016 – 2022.
The Development Plan states that:
‘Tallaght is the County Town and the administrative capital of South Dublin County. It
is also designated as a Level 2 Retail Centre in the Retail Strategy for the Greater Dublin
Area 2008-2016. Situated 12 kilometers from Dublin City, it is located on the N7
economic corridor, which is a key national transport corridor and also has a direct Luas
connection and bus links to Dublin City. Tallaght is a significant settlement in regional
terms and includes major shopping facilities, civic offices and associated commercial,
financial, cultural and community facilities, the Institute of Technology, a Regional
Hospital and employment areas.’
As noted throughout this statement, the proposed development will provide for 328 No.
high quality apartment units responding particularly to the need for 1 and 2 bed units, in
addition to 644 sq m communal internal amenity space, 2,400 sq m external communal
amenity space, 354 sq m of retail/commercial floor area, 222 sq m of office space, 313 sq m
of restaurant/cafe and a 360 sq m creche. The provision of this high-quality development will
contribute towards the development of a balanced sustainable community.

6.1.1

Zoning
The subject site is zoned Objective ‘REGEN’ and is proximate to lands zoned ‘Town Centre’
to the south. Thus, it is located in a positive transitional area, proximate to land that has the
capacity for significant development (see Figure 6.1 below).
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Figure 6.1:

Zoning Map with Subject Site Denoted by the Red Outline

Source:

Extract from South Dublin County Development Plan 2016-2022 Zoning
Map No. 9.

The stated CS2 Objective 4 of REGEN zoned sites is ‘to facilitate enterprise and/or residentialled 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 residential led development. The proposed development which comprises
a mixed-use scheme of 328 No. residential units and 1,249 sq m of commercial/creche floor
area is consistent with the above policy guidance.

6.1.2

Building Height
Housing Policy 9 refers to Residential Building Heights across residential and mixed use
areas in South Dublin County.
The proposed development comprises 2 No. blocks. Block A is part 5 No. storeys to part
7 No. storeys over basement. Block B is part 7 to part 9 No. storeys. Block A and Block B
have maximum heights of 24.81 m and 33.13 m respectfully, which are appropriately
stepped 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.
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Policy UC6 Objective 3 of the South Dublin County Council Development Plan 2016 -2022
stipulates that development should:
‘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.’
The outdated Tallaght LAP identifies the junction of Belgard Road and Airton Road as a
‘Gateway’ location. The Tallaght LAP advocates the provision of a building at this general
location at a height of 1.5 times the height threshold. The maximum height permitted in this
subject location is 4 No. storeys according to the outdated LAP which was adopted in 2006.
Therefore, the proposed development is not consistent with the above policy. In this respect
a Material Contravention Statement has been prepared by Thornton O’Connor Town
Planning which sets out that it is our opinion that the primarily 5 – 7 No. storey building
positively contributes to the surrounding area by virtue of its high quality design approach.
We note that a low-rise data centre is located to the northern side of Airton Road with light
industrial/commercial type uses located to the east. Furthermore, a retail park is located to
the north- west of the subject site with Belgard Gardens Phase II located on the western side
of Belgard Road. The Tallaght Technological University campus and an ESB substation are
located to the south. It is our opinion that the surrounding uses are not sensitive in nature
and will not be negatively impacted by the heights proposed as part of the development of
the subject scheme. As such it is our professional planning opinion that surrounding context
has the capacity to absorb additional height at this location. The proposed development
takes reference from emerging patterns of development as granted by An Bord Pleanála
following national planning policy guidance.

6.1.3

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 be
provided for 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:
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‘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:
•
•
•
•

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 and 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:
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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, retail/commercial and café/restaurant spaces are provided at ground floor
fronting the proposed public plaza 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.
The Traffic Impact Assessment prepared by Lohan and Donnelly stipulates:
‘At present, and on the day of opening of the development in 2022, which
assumes a network increase in flows of 4%, the intersection is heavily loaded but
within capacity. To at least maintain the conditions as outlined within the 2022
scenario beyond this date, car usage will have to be minimised, and the restricted
parking policy supported by this development’s limited car parking provision will
make a significant contribution to the maintenance on sustainable traffic
conditions at this intersection.
It must be noted also that the increases due to development flows overwhelming
arise due to those generated by Belgard Gardens, estimated as more than twice
the volume generated by the proposed development at this junction.
Thus, it can be stated with confidence that the traffic impact of the proposed
development at this critical junction is not significant.’
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It is considered that the residential development at the subject site will not result in a
material impacts on surrounding buildings. 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 shall 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 the enclosed Housing Quality Assessment. Some 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 documents.
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, for the scheme in the wider area.
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 and restaurant/café units provided at ground floor
level to meet the needs of the residents. It is also noted that the scheme provided for 624
sq m of internal communal amenity areas comprising private dining, resident lounge,
reception, co-working area, games room and gymnasium. 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 business centre for
‘working at home’ days.
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6.1.4

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 c. 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. 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 and the wider community.
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 plaza and
retail/commercial/café units will be a feature of the development and identifiable in the
wider context of Belgard Road.
Furthermore, a landscaped residents’ courtyard is provided for residents of the proposed
scheme.
Additionally, each unit benefits from a private balcony.

6.1.5

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.’
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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.

6.1.6

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 a local/corner shop which
would be Level 5 on the hierarchy. The proposed retail/commercial/café units will serve
the needs of the future occupants of the scheme. The Retail Planning Guidelines (2012) are
discussed at Section 4.10 of the accompanying Planning Report prepared by Thornton
O’Connor Town Planning.

6.1.7

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. 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:

61 | P a g e

•

Sites within reasonable walking distance (i.e. up to 10 minutes or 800-1000 m)
to/from high capacity urban public transport stops (such as DART or Luas);

•

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; and

•

Site 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. [Our Emphasis]

The proposes scheme provides 184 No. of car parking spaces including 14 No. car share
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 6.2 below illustrates the highly accessible location of
Belgard Road by public transport.

6.1.8

Figure 6.2 :

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 aim 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.
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6.1.9

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 which states the following:
‘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.’

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.

6.2

Draft Tallaght Town Centre Local Area Plan 2020 - 2026
On the 12th September 2019, South Dublin County Council published the Draft Tallaght Town
Centre Local Area Plan (LAP) 2020. However, 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.’
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As such it is anticipated that the Draft LAP will be subject to further amendments prior to its
adoption. Furthermore, 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, given the LAP is likely to be subject to further amendments following
considerations of the consultation process by members of the planning authority.
It must be noted at this juncture that the subject scheme has been in design for over a year
with the first pre-planning meeting with SDCC held in December 2018.
Notwithstanding the above, the Draft Tallaght LAP, 2020-2026 has been reviewed below.
The Draft LAP outlines it key objective as:
•
•
•
•
•
•
•

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.

Figure 6.3:
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 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.’
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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.’
The development proposed 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 proposed residents’
amenities including gym, lounge and co-working space front onto Belgard Road, as does the
proposed creche thus creating a vibrant mixed use environment.
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 and is contrary to the guidance set out in National
Planning policy which seeks the densification of urban areas through the increased heights
and densities. Further it would not be possible to keep within these plot ratio figures with
the heights proposed in the Draft LAP on the subject site of up to 7 No. storeys. It is simply
not possible to provide a sustainable development that is 7 No. storeys in height yet maintain
a plot ratio of 0.75 as dictated in the Draft Tallaght LAP 2020-2026.
The Draft LAP identifies the site as being located at the junction of a primary/secondary
route and having potential for Mixed Use Frontage, which is proposed in the current scheme.
The proposed scheme provides for east-west pedestrian connections for residents of the
scheme, in addition to facilitating a north-south public pedestrian route from Airton Road to
the TUD lands which adjoin the subject site. The proposed scheme will provide high quality
landscaped areas as illustrated in the accompanying Landscape documents.
The Draft Tallaght LAP sets indicative heights for the subject site. As illustrated below at
Figure 6.5, 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). 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
provided 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 6.5:

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

Source:

Draft Tallaght LAP, 2020 annotated by Thornton O’Connor Town
Planning, 2019.

In our opinion the Draft LAP appears to be conservative in its development approach with
particular reference with the non-sensitive eastern boundary having much greater capacity
than 3-4 No. storeys.
Furthermore, 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. We have previously set out that the Daft.ie House Price Report
for 2018 Q4 states that ‘the mismatch between strong demand and weak supply continues –
as does the mismatch between what is being built and what is needed’. Furthermore, noting
that ‘comparing the country’s housing stock with its people, the country does not need any more
three- and four bedroom family homes. What it needs instead is homes for one and two person
households, especially in urban areas – i.e apartments.’
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]
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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.

6.3

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 in our opinion.

6.3.1

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 fundamentally in the
adopted County Development Plan and therefore this demonstrates the outdated nature of
the LAP.
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 6.6 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 the
junction of 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 advocate 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 at that time was 4 No. storeys. Notwithstanding the above, the Building Height
Guidelines were adopted in December 2018. 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
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height in our town/city cores and in other urban locations with good public
transport accessibility.’ [Our Emphasis].
Figure 6.6:
Designation of Airton
Road/Belgard
Road
Junction as appropriate for
a Gateway Building
Source:
Tallaght Town Centre Local
Area Plan 2006-2016

Figure 6.7:
Designation of Landmark
Buildings
Source:
Tallaght Town Centre Local
Area Plan 2006-2016
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Given the outdated nature of this document, we refer to the National Planning Framework
and the Urban Development and Building Heights, Guidelines for Planning Authorities as the
appropriate guide for designing this site - which are discussed at Sections 4.1 and 4.5.
Thornton O’Connor Town Planning have prepared a Material Contravention Statement in
respect of the proposed height of the development which is primarily 5 No. storeys to 7 No.
storeys with a 9 No. storey element at the junction of Belgard Road and Airton Road.
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7.0

CONCLUSION
This Statement of Consistency document has comprehensively reviewed all relevant
national, regional and local planning policy documents which are considered to be of
relevance to the proposed development at the corner of Belgard Road and Airton Road.
We submit that the proposed development is in accordance with all relevant policy
documents discussed throughout this report and therefore the proposed development
represents the proper planning and sustainable development of the area. National planning
policy expressly seeks the densification of brownfield sites such as the subject application
site through increased building heights. Overall it is considered that the proposal represents
an innovative and creative design solution which will contribute towards alleviating the
housing crisis while also contributing to the urban fabric of this area designated for
regeneration. A Material Contravention Statement has been prepared and is submitted as
part of the planning application.
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