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1

Introduction
We, Brock McClure Planning & Development Consultants, 63 York Road, Dún Laoghaire, Co. Dublin, have
prepared this Report on behalf of Square Foot Property Services Limited, Core B, Block 71, The Plaza,
Parkwest, Dublin 12, for a proposed residential development at at the Glen Abbey Complex, Belgard
Road, Cookstown Industrial Estate, Dublin 24 D24 W2XA. For clarity, the site is located within the
administrative boundary of South Dublin County Council.
This Report provides a supporting rationale for the provision of no. 170 build-to-rent units as part of the
scheme presented to An Bord Pleanala.
As identified in the Departmental Apartment Guidelines, ‘Sustainable Urban Housing: Design Standards
for New Apartments (2020)’, BTR schemes are described as follows: ‘They can provide a viable long term
housing solution to households where home-ownership may not be a priority, such people starting out on
their careers and who frequently move between countries in the pursuance of career and skills development
in the modern knowledge-based economy.”
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Built-to-Rent
We refer to Pillar Three of the Rebuilding Ireland Programme which promotes the construction of more
homes.
The proposed development supports Pillar 3 of the plan specifically by way of the delivery of 170 rental
units at a key location near the Luas at Belgard Road. The proposal for Build-to-Rent accommodation will
provide alternative, affordable residential accommodation in an area regeneration area. The site has the
benefit of accessibility to both Luas and Bus public transport services and is considered a significant
opportunity site for the delivery of residential units.
We refer to Pillar Four of the Rebuilding Ireland Programme which promotes the development of a
sustainable and affordable rental sector which states:
“Improving the functioning of the rental sector to include affordable renting plus stimulating and expanding
the build-to-rent sector. Rental housing, because of its flexibility, enables the housing market to adapt to the
changing needs of the population. Almost one fifth of our population now lives in rented accommodation.
[…]Achieving this goal will include the implementation of affordable renting initiatives as well as
encouraging build-to-rent developments, including expansion of the supply of student accommodation.”
“Government housing policy aims to ensure that, to the greatest extent possible, every household can access
secure, good quality and affordable housing suited to its needs and located within sustainable communities.
Within that, our vision is for a strong, viable and attractive rental sector supported by a policy and
regulatory framework that delivers long term affordable and high quality accommodation solutions meet
diverse tenant needs, and a secure, predictable investment environmental for landlords and
accommodation providers (page 7).”
It is further stated that delivering on this vision will require “a comprehensive set of measure based around
strategic objectives over short, medium and long term horizons. The primary focus must be on addressing
the root cause of the current difficulties, which centres around a lack of supply, particularly in the middle to
lower segment of the market. A very significant proportion of the Rebuilding Ireland target of delivering
25,000 units of housing supply per annum will need to be provided for in the rental sector. The traditional
dominance of the build to sell model must evolve to provide for increased deliver of housing intended
specifically for rental purposes. Our perception of the section as a short - term tenure option must also
evolve. (page 7)”
The current proposal for rental accommodation is considered particularly supportive of Pillar 4 of the
Rebuilding Ireland Initiative. It is considered that the current proposal is a significant move forward within
the South Dublin Area in terms of the delivery of accommodation.
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It is in this context that Square Foot Property Services Limited, now put forward their built-to-rent
proposal and are confident that it is a required typology having regard to the promity of the site to
employment, education and public transport hubs at this location.
The Sustainable Urban Housing: Design Standards for New Apartments 2018 (as amended) have also
introduced a new residential concept of Build-to-Rent, addressing for the first time the concept of
communal living, which enables new and exciting ways to meet the housing needs of key sectors of our
society including a young and increasingly internationally mobile workforce, as well as older persons who
want to live independently.
The Guidelines define BTR schems as “Purpose-built residential accommodation and associated amenities
built specifically for long-term rental that is managed and serviced in an institutional manner by an
institutional landlord.”
Specific Planning Policy Requirments relating to BTR developments are contained within the Guidelines.
We refer to the combined planning report and statement of consistency prepared by Brock McClure
Planning Consultants for more information.
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Justification Report
The site enjoys a number of key locational advantages including its position relative to major employment
centres in the surrounding area including : TU Dublin; Tallaght Hospital and Tallaght Town Centre.
In addition, the subject lands are located in close proximity to the Belgard Luas Stop c.550m distant.
Given the proximity of key centres of employment to the site, it can be concluded that there will be a
consistent if not increasing workforce in this immediate area many of whom will require suitable
accomodation.
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Justification for Requirement for Build-to-Rent at Subject Site

4.1

Employees of Adjacent Institutions – Creating An Identified Demand
The following diagram demonstrates the proximity of identified employment centres to the subject site.

Figure 1 - Aerial Photo with site outlined in Red

Tallaght University Hospital
The subject site is located c.550m north east of Tallaght University Hospital. The hospital is one of the
main teaching hospitals of Trinity College Dublin. Employing approximately 3,000 no. staff and treating
approximately 410,000 patients annually, the hospital is a significant employer in the area.
We note that, typically with hospital workers, many key employees are working varied shift times. The
availability of affordable accommodation in close proximity to their place of work is therefore critical. In
addition, long term patients will have accommodation requirements for visiting family and friends – this
is particularly the case with regards to Tallaghlt University Hospital.
TU Dublin Tallaght
The subject site is located c.630m north west of TU Dublin Tallaght. On January 1st 2019. IT Tallaght
became Technological University Dublin, along with their partner institutes DIT and ITB.
The campus accommodates almost 4000 undergraduates and over 60 postgraduates. Approximately 382
staff are employed on campus.
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The Square/Tallaght Town Centre
The subject site is located c.930m north of The Square. The centre comprises 53,000sqm of retail space,
spread across three levels, and has up to 163 stores and over 2500 car parking spaces. The anchor tenants
are Dunnes and Tesco. The Square is a significant retailer attracting customers from Tallaght and the
surrounding areas.
South Dublin County Council
The subject site is located c.661m north of South Dublin County Council Offices.
Access to City Employment Sites via LUAS
The location of the site in close proximity to the LUAS will allow residents ready accessibility to the main
City Centre employment centres.

4.2

Population Tallaght-Springfield Electoral Division
The most recent population figures from 2016 for the relevant electoral areas are highlighted in Table 1 below
for the convenience of An Bord Pleanála.
ED
2011
2016
Actual Change
% Change
Tallaght 9,123
11,012
1,889
21%
Springfield
Tallaght 3,974
3,996
22
1%
Kingswood
Tallaght 4,527
4,579
52
1%
Oldbawn
Table 1 - Population evolution in both Electoral District Areas (Source: CSO 2016)

The official census data for 2011 and 2016 indicates an increase in the population in each of the electoral divisions
in the table above. Tallaght – Springfield (containing the subject site) had the largest population increase (17%).
With a consistently rising demand for housing in Dublin County, population figures are envisaged to increase
across most EDs within the county in the next decade.
Key Findings
o 67% of people living in the area are under 40 years old.
o 40% of residents are aged 25-44 years.
o 46% of families in the area are at the pre-family to early family stage of their lives, in comparison
to 32% in South Dublin County.
o The average household size in the area is 2.83.
o 33% of the population consist of 2 person househlds.
o 50% of residents use green and public transport methods.
o 28% of residents walk or cycle to work, school or college.
o 22% of residents take a bus/train/Dart/Luas to work, school or college.

4.3

Conclusion - Demand Analysis
It can be seen from the above analysis that there exists key employment centres in close proximity to the
subject site, which will generate a need for the type of accommodation offer that build-to-rent units can
provide. The unit mix is considered acceptable having regard to the relatively young population of the
area.
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Affordability and the Rental Market

5.1

The Rental Market – Diminishing Supply
In a search carried out on 2 April 2021 on Daft.ie, as little as 50 no. rental apartments were recorded in
Dublin 24. 14 of these were 1-bed units and 32 were 2-bed units.
The proposed scheme will provide flexible contract arrangements at affordable prices in order to provide
diversity and affordability to the current rental market.

5.2

Rental Options in the Locality are Not Affordable to Many Workers
We refer to the Daft.ie quarterly reports on the rental and property market. In the third quarter of 2020,
monthly rents for a 1 bedroom apartment in the Dublin 24 averaged €1,432 - higher than the national
average of €1,419. The affordability issue in this area is therefore clear to see.
The table below details average rents in Dublin 24 per unit type per month are:
1 bed
Apartment
€1,432

5.3

2 bed
House
€1,603

3 bed
House
€1,837

4 bed
House
€2,067

Affordability – A Key Driver for Build-to-rent
As highlighted above, an average 1 bedroom apartment in the Dublin 24 area cost €1,432 to rent per
month.
A key affordability indicator or crisis occurs when a person is required to spend more than 30% of their
salary on rent.
Taking these figures, and using a net salary multiplier, an annual salary of €51,600 would be required to
service monthly rental repayments for a 1-bed unit in this area, at crisis level.
This is clearly well in excess of the national average salary which currently stands at approximately
€49,ooo.
Using these statistics alone there are no affordable accommodation options in this area for the average
single income family or single persons seeking standard tenancies.

5.4

Staff Retention and Affordability
New research commissioned by specialist regeneration and property developer U+I shows that Dublin’s
housing crisis is seriously hampering business’ efforts to recruit and retain talent in the city. The Housing
availability, recruitment and retention in Dublin research, conducted by market research company
Behaviour & Attitudes, surveyed over 100 senior hiring managers representing large national and
international employers in Dublin. Despite a majority saying that well paid, high-quality jobs are the main
attraction to working and living in Dublin, 78% of respondents said that the high cost of accommodation
is the single greatest obstacle in attracting talent to the city.
Three quarters of those surveyed also responded by saying that the limited availability of accommodation
is hindering their efforts to recruit, as many young professionals and single middle-income earners are
priced out of the Dublin market.
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Conclusion
In considering the above factors, it is deemed that the proposed Build-to-Rent scheme represents a new
and innovative solution to tackle the housing crisis in Ireland.
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Crucially, this type of accommodation can address demand, supply and affordability issues.
The supporting documentation will provide the Board with details on the scheme and the design
influences of the proposal. We trust that they will therefore be convinced by the immediate need for this
new Build-to-rent residential offer.
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