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1

Executive Summary
We, Brock McClure Planning & Development Consultants, 63 York Road, Dún Laoghaire, Co. Dublin, have
prepared this Combined Planning Report and Statement of Consistency on behalf of Square Foot
Property Services Limited, Core B, Block 71, The Plaza, Parkwest, Dublin 12, for a proposed Build-to-Rent
residential development at 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 is intended to identify consistency with the relevant national planning policy and guidelines
issued under Section 28 of the Planning and Development Act (as amended), and with local statutory
planning policy in the form of the South Dublin County Development Plan 2016-2022 and Tallaght Town
Centre Local Area Plan 2020.
The subject site is opportunely located at the edge of the Cookstown Industrial Estate, proximate to bus
and light rail services at Belgard Luas Stop and a short distance from major centres of employment at
Tallaght Town Centre, TU Dublin and Tallaght Hospital. As such, the site is best placed to provide a
substantial supply of residential housing at an appropriate location.
While the wider area remains a working industrial estate, there are several vacant sites in the vicinity that
indicate a general intention to move away from the traditional uses here. We understand that a number
vacant sites, governed by the REGEN zoning, are commencing redevelopment processes, which will result
in a diversification of land uses in the area, especially as the form of industrial buildings and commercial
warehousing is generally outdated.
The proposed 4-7 storey building arranged in two blocks is a catalyst for residential led regeneration in
the area and will be the first of several sites to be redeveloped at this location. The build-to-rent
development comprising 170 no. units provides a mix of studios, 1 2 and 3 bed units based on extensive
demographic analysis and market demand. The location benefits of the site support increased density and
building height, proposed as part of the application.
The development includes supporting residential amenity services which are wholly appropriate for this
Build-to-Rent scheme. Several important public realm and road upgrades proposed as part of the
development will transform this underutilised and underperforming industrial site into a quality
residential environment.
The development fully accords with local, regional and national planning policy pertaining to Build-ToRent developments, save for any conflicts described in the accompanying material contravention
statement.
In conclusion, the development reflects the feedback received at the pre-planning consultation meetings
with South Dublin County Council and An Bord Pleanála.
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2

Introduction
This application report is intended to specify the rationale behind the subject proposal; to identify
compliance with relevant statutory documentation; and to provide a detailed description of the proposal
for the benefit of An Bord Pleanála.
We wish to highlight from the outset, that our client is committed to working with the Planning Authority
to deliver on a proposal that is appropriate to the site and the surrounding context at Glen Abbey
Complex, Belgard Road, Cookstown Industrial Estate, Dublin 24 D24 W2XA.
We note at this point that the subject site is conveniently located to the north east of the Cookstown
Industrial Estate, in close proximity to Tallaght Town Centre, and opportunely located proximate to the
Luas at Belgard directly linking to Dublin City Centre. The site has the potential to deliver on a sustainable
increase in density that is appropriate to both the site and surrounding development.
We ask the Board to consider these points in their review of proposals and we trust that they will view
this application as a positive move towards the delivery of much sought after residential accommodation.

2.1

Applicant and Design Team
The scheme now before the Planning Authority has evolved following an input from the following design
team:
•
•
•
•
•
•
•
•

Brock McClure Planning and Development Consultants (Planning)
C+W O’Brien Architects (Architects)
Curtins Consulting Group (Engineering)
Cunnane Stratton Reynolds Land Planning & Design (Landscape Architects)
JAK Consulting Engineers (M&E, Sunlight and Daylight)
Moore Archaeological and Environmental Services Ltd. (Ecological Consultants)
3D Design Bureau (Visualisations)
O’Dwyer and Jones Design Partnership (Aviation Consultants)

The various inputs from the design team are referenced where relevant within this report. We confirm
that the following reports are included herewith to enable An Bord Pleanála to make a comprehensive
assessment of the scheme:
o Architectural Design Statement including area schedules, housing quality assessment and response to
An Bord Pleanála Opinion prepared by C+W O’Brien Architects.
o Architectural Drawings prepared by C+W O’Brien Architects.
o Response to An Bord Pleanála Opinion prepared by Curtins Consulting Engineers.
o Engineering and Drainage Drawings prepared by Curtins Consulting Engineers.
o Transport Impact Assessment including Road Safety Audit prepared by Curtins Consulting Engineers.
o Mobility Management Plan prepared by Curtins Consulting Engineers.
o Engineering Services Report prepared by Curtins Consulting Engineers.
o Irish Water Design Acceptance Letter prepared by Curtins Consulting Engineers.
o Flood Risk Assessment prepared by Curtins Consulting Engineers.
o Statement of Compliance with DMURS prepared by Curtins Consulting Engineers.
o Construction and Demolition Waste Management Plan prepared by Curtins Consulting Engineers.
o Outline Construction Management Plan prepared by Curtins Consulting Engineers.
o Landscape Drawings and Landsacpe Design Report prepared by Cunnane Stratton Reynolds Land
Planning & Design.
o Visual Impact Assessment prepared by Cunnane Stratton Reynolds Land Planning & Design.
o Photomontages and CGIs prepared by 3D Design Bureau.
o Appropriate Assessment Screening Report prepared by Moore Archaeological and Environmental
Services Ltd.
o Bat Survey prepared by Moore Archaeological and Environmental Services Ltd
5
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o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

EIAR Screening Report prepared by Brock McClure Planning & Development Consultants.
Utility Report prepared by JAK Consulting Engineers.
Access and Lighting Arrangements prepared by JAK Consulting Engineers.
Lighting Report prepared by JAK Consulting Engineers.
Building Lifecycle Report prepared by JAK Consulting Engineers.
BTR Operational Management Plan prepared by JAK Consulting Engineers.
Sunlight & Daylight Report prepared by JAK Consulting Engineers.
Energy and Sustainability Report prepared by JAK Consulting Engineers.
Glint and Glare Statement prepared by JAK Consulting Engineers.
Noise Assessment prepared by JAK Consulting Engineers.
Aviation Report prepared by O’Dwyer and Jones Design Partnership.
Part V Validation Letter provided by SDCC Housing Department.
Part V Costings and Drawings prepared by Square Foot Property Services Ltd and C+W O’Brien
Architects.
Built-to-rent Legal Covenant prepared by Clarke Hill Solicitors.
Planning Report and Statement of Consistency prepared by Brock McClure Planning and Development
Consultants.
Statement of Material Contravention prepared by Brock McClure Planning and Development
Consultants.
Planning Response to ABP Opinion prepared by Brock McClure Planning and Development
Consultants.
Social Infrastructure Audit prepared by Brock McClure Planning and Development Consultants.
BTR Justification Report prepared by Brock McClure Planning & Development Consultants.
Minutes of ABP and SDCC Meetings prepared by Brock McClure Planning and Development
Consultants.
Cover letters to ABP, SDCC and prescribed bodies prepared by Brock McClure Planning and
Development Consultants.
Description of the Nature and Purpose of Development prepared by Brock McClure Planning &
Development Consultants.
Statutory notices including site notice and newspaper notice prepared by Brock McClure Planning and
Development Consultants.
Application form prepared by Brock McClure Planning and Development Consultants.
Letter of Consent prepared by landowner.
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3

Rationale for Proposed Residential Development
Need for Housing Delivery – Housing Shortage
In light of the clear direction from Government on the urgent necessity to deliver quality housing in
appropriate locations, we respectfully request that the Planning Authority give appropriate and favorable
consideration to this proposal. We refer to a recent speech by the Minister for Housing, Planning & Local
Government (IPI Conference, 6/10/17) where he stated:
“The population of Ireland grew by 53,000 people in the year to April 2017, the largest increase since 2008 –
that’s 1.1% year-on-year growth when the rest of the euro area was essentially static....Our country is growing
again, our cities particularly – so we need to deliver the homes much closer to where the jobs are
happening.....With less than 1,000 properties available for rent in Dublin and similar low levels in all our other
cities, there is not just under-supply, but a gaping hole in the supply of affordable accommodation (and
rental accommodation in particular) in the heart of our cities.”
Minister O’Brien noted “about 40% of the people on the housing list are single, saying there is a massive need
for one-bedroom apartments.”
According to Census 2016 data, the population of the Tallaght Town Centre Core area has grown 46% from
2011, increasing from 4,202 persons to 6,126 persons (2016 Census). Approximately 17,995 people are
employed in the wider Tallaght area, indicating that the employees are commuting from their homes to
their place of work in Tallaght.
The subject site has the potential to deliver 170 dwellings totaling 470 bedspaces on zoned, serviced land
at the edge of the Cookstown Industrial Estate. The scheme complies with all relevant strategic and
statutory planning policies.
The site is well served by frequent bus and light rail services, is within walking distance of key employment
and education centres and Tallaght Town Centre. On this basis, the density of development appropriately
responds to national policy set out in the National Planning Framework 2040 and Regional Spatial &
Economic Strategy for the Eastern and Midland Region 2019-2031. In addition, the proposal fully complies
with the quantitative and qualitative standards of the Sustainable Urban Housing: Design Standards for
New Apartments, 2018 (as amended) relating to Build-to-Rent schemes.
Our client is in a position to move quickly on this scheme and can thus contribute towards meeting the
severe deficit of housing supply.
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4

Site Location and Context
The subject site is located at Glen Abbey, Cookstown Industrial Estate, Dublin 24 and is identified in Figure
1 below for the purposes of this report.

Figure 1 - Aerial Photo with site outlined in Red

The lands are located at the edge of the Cookstown Industrial Estate, north of Tallaght Town Centre. The
buildings on site are currently underutilised and have been for some time.
Commercial/Industrial uses are present in the immediate surroundings of the site. Tallaght Hospital is
located to the south west of the subject site and the Tallaght Institute of Technology is to the south east
of the site. The Square Shopping Centre as well as the Tallaght Town Centre and South Dublin County
Council offices are located to the south of the site. The subject site covers an area of c. 0.91ha.
At present, the site provides 1 no. vehicle and pedestrian access onto Belgard Road and 1 no. vehicle and
pedestrian access and egress points from Colbert’s Fort.
As noted above, several vacant sites surrounding the site, governed by the REGEN zoning, are
commencing redevelopment processes, which will result in a diversification of land uses in the area,
especially as the form of accommodation is generally outdated.
A wide variety of services, amenities and facilities are within walking distance of the subject site as
demonstrated in the following diagram:
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Figure 2 – Land Use Analysis Map prepared by BMC

Having considered the above, we submit that the proposed development is ideally located at the edge of
the Cookstown Industrial Estate considering its proximity to Belgard Road, the Luas stop at Belgard Road
and the many amenities and facilities within walking distance in the Tallaght area. We also highlight the
close proximity of the subject site to the Tallaght Hospital, as well as Technological University Dublin at
the Tallaght Campus. It is our view that these lands are considered a key development site that has the
potential to deliver on much sought after homes in Cookstown and within the South Dublin County
Council administrative area.
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5

Planning History

5.1

Introduction
From the outset, we welcome the precedent established by the Board in granting permission for
developments in the Industrial estate. We note that this site has similar locational advantages to those
recently granted permission and benefits from close proximity to Belgard Road, high quality public
transport such as the Luas, the Tallaght Town Centre, shopping and employment hubs, as well as
amenities and facilities within short and accessible distance by foot. This application is also made
following the adoption of the Tallaght Town Centre Local Area Plan 2020.
Relevant planning history is now set out for the convenience of the Board.

5.2

Planning History on Subject Site
The only application relevant to the subject site is as follows:
o S99A/0362 – Permission was refused by the Board on the 15 June 2000 for the retention and
completion of a new palisade fence to replace the existing boundary wall and fence, including renewal
of existing gates.
o SD16A/0145 – Permission was granted on the 18 July 2016 for the change of use of the existing
warehouse to gym use and provision of a mezzanine, illuminated signage and associated works.
This application is referenced for completeness, as surface car parking spaces allocated to the
permitted gym overlap with the subject site boundary.
o ABP-305535-19 - SHD Pre-Consultation Application submitted by Square Foot Property Services Limited
on 01 October 2019 for the demolition of existing industrial buildings on site and construction of 211
no. apartments and associated site works at the Glen Abbey Complex, Belgard Road, Cookstown
Industrial Estate, Dublin 24. The consultation required further consideration/amendment.
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Figure 3 – Ground Floor Site layout (Submitted at Pre-Application stage)
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5.3

Planning History on Adjacent Lands
STRATEGIC HOUSING DEVELOPMENT PLANNING APPLICATIONS

Figure 4 – SHD Applications on Adjoining Lands

Lands west of Old Belgard Road and north, south and west of Cookstown Road, Cookstown Industrial
Estate, Dublin 24 / ABP- 309731-21
SHD Application submitted by Joseph Costello Absolute Limousines Ltd (Applicant) on 19 March 2021 for
the demolition of existing industrial and commercial buildings, construction of 1,104 no. apartments,
creche and all other associated site works. The application is due to be decided 8 July 2021.
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Figure 5 – Roof Plan (ABP- 309731-21)

Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-308398-20
SHD Application submitted by Steelworks Property Developments Limited on 12 October 2020 for 252 BTR
apartments, 2 commercial units and a creche at Units 66 & 67 Fourth Avenue, Cookstown Industrial
Estate, Tallaght, Dublin 24. The application was granted 28 January 2021.
Former Gallaher's cigarette factory site at the junction of Airton Road & Greenhills Road, Tallaght,
Dublin 24 / ABP 306705-20
SHD Application submitted by Greenleaf Homes Limited on 18 February 2020 for 502 no. apartments with
a creche and all associated site works. The application was granted on 16 June 2020.
Site at the corner of Airton Road and Belgard Road, Tallaght, Dublin 24. / ABP-305763-19
SHD Application submitted by Power Scaffolding Supplies Limited on the 25 October 2019 for 328 no.
apartments, ancillary residential support facilities and commercial floorspace measuring 31,147 square
metres gross floor space above a single basement level measuring 5,861 square metres. The application
was granted on 20 February 2020.
Unit 5A-C, Second Avenue, Cookstown industrial Estate, Tallaght, Dublin 24
o

ABP-301204-18

SHD Application submitted by Pyrmont Property Developments Ltd on 13 March 2018 for 126 apartments
in three blocks, 2 commercial units, gym, creche, community room, underground car park providing 152
parking spaces, demolition of industrial units and all associated site works at Unit 5, Second Avenue,
Cookstown, Dublin 24. The application was granted on 25 July 2019.
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o

ABP-303803-19

SHD Application submitted by Pyrmont Property Developments Ltd on 20 February 2019 for 196 BTR at
Unit 5, Second Avenue, Cookstown, Dublin 24. The application was granted on 25 July 2019.
Unit 21, First Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-303911-19
SHD Application submitted by Bartra Property (Cookstown) Ltd. on 12 March 2019 for 150 BTR at and
222 Shared-Living bed spaces at Unit 21, First Avenue, Cookstown, Dublin 24. The application was
refused by ABP on 19 June 2019.
Belgard House, Belgard Square North, Belgard Road, Tallaght, Dublin 24 / ABP-303306-18
SHD Application submitted by Atlas GP Limited on 20 December 2018 for 438 no. Apartments and 403 no.
Bedspaces at Belgard Gardens, Belgard Square North and Belgard Road, Tallaght, Dublin 24. The
application was granted on 15 April 2019.
STRATEGIC HOUSING DEVELOPMENT - CONSULTATIONS
Unit 1 Cookstown Extension, Cookstown Industrial Estate, Dublin 24 / ABP-306830-20
SHD Pre-Consultation Application submitted by Boherkill Property Developments Ltd on 6 March 2020 for
the construction of 205 no. Build to Rent apartments and associated site works. The consultation required
further consideration/amendment.
Cookstown Industrial Estate, Tallaght, Dublin 24 / ABP-304419-19
SHD Pre-Consultation Application submitted by Steelworks Property Developments Limited on 10 May
2019 for 336 no. residential units, creche and associated site works. The consultation required further
consideration/amendment.
SOUTH DUBLIN COUNTY COUNCIL PLANNING APPLICATIONS
Colberts Fort, Belgard Road, Tallaght D24.
o SD20A/0050 – Planning application submitted by Templemont Developments Limited on 24 February
2020 for a three storey apartment building containing six apartments with external terraces/private
gardens, landscaping of site and play area, footpath, bin stores, eight car parking spaces, eighteen
bicycle parking spaces and all associated site works. South Dublin recommended a grant of permission
was granted on the 18 January 2021. The decision is currently on appeal with the Board and is due to
be decided 17 June 2021.
o SD19A/0037 – Refused on 01 April 2019 by South Dublin County Council.
o ABP-304329-19 - Refused by ABP on 21 August 2019 for a 3 storey apartment building containing 8
apartments with external terraces or private gardens.
Belgard Square North, Tallaght, Dublin 24.
o

SD208/0005

Part VIII application made by South Dublin County Council on 30 July 2020 for Development of public realm
works totalling approximately 1.2ha at Belgard Square North and on South Dublin County Council lands to
the south and north of Belgard Square North, Tallaght. The application was approved on the 12 October
2020.
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o

SD208/0007

Part VIII application made by South Dublin County Council (Housing) on 10 August 2020 for the
construction of 133 affordable rental apartments with a community facility (c.12,918sq.m) in three blocks
ranging from three to eight storeys. The application has not yet been approved.
o

SD208/0012

Part VIII application made by South Dublin County Council on 01 October 2020 for the construction of a
new Innovation Centre for Tallaght which extends to c 2,980sq.m in a bespoke standalone building on
SDCC land east of the new link road connecting Fourth Avenue and Belgard Square North, Tallaght. The
application has not yet been approved.
It is understood the link road connecting Belgard Square North with Cookstown Road is under
construction and is near completion, at this time.

5.4

Planning History Summary
The following key principles have been established in respect of SHD development in the wider area:
Zoning
The proposed residential use is consistent with the provisions of the County Development Plan, Local Area
Plan and regeneration zoning for the wider Cookstown Area.
Principle of Development
The delivery of residential development on this prime, brownfield, underutilised site, in a compact form
comprising well-designed, higher density units is consistent with the policies and intended outcomes of
the National Planning Framework and Rebuilding Ireland – The Government’s Action Plan on Housing and
Homelessness.
The site is in a central and accessible location, it is within easy walking distance of good quality public
transport in an existing serviced area and Tallgaht Town Centre. The proposal serves to widen the housing
mix within the general area, and would improve the extent to which it meets the various housing needs
of the community.
Precedent
The Board has granted several planning applications, on the edge of the Cookstown Industrial Estate, as
detailed in Section 5.3 above. We submit that the subject site is also on the edge of the Cookstown
industrial Estate, along Belgard Road. The principle of the demolition of structures on site has been
established as acceptable. As illustrated in Figure 4 above, the proposal is located a similar distance from
the Town Centre as the Former Gallaher site which was granted permission by the Board under ABP Ref.
306705-20.
This area is in transition and in terms of proposed uses, the proposal will contain commercial/community
uses across the ground floors of two of the blocks with residential use on the remaining floors. This
scheme will serve to enhance and contribute to the vitality and viability of the urban centre by helping to
enhance critical mass at a key transport hub.
Masterplanning
It is also intended that the Comans site, to the north and west, and HSE site to the east will also undergo
regeneration and transition from industrial to appropriate uses under the REGEN zoning. The proposal
has been designed with this in mind and the Applicant has engaged with Comans and the HSE in
preparation of the development and overall masterplan, prior to lodgement.
15
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We also confirm that the development is set back up to c. 32m from the existing residential dwellings at
Colbert’s Fort in order to avoid any issue of overbearing at this location.

Figure 6 – Walking Distances to Amenities and Facilities

Residential Mix
Given the established nature of the area, the proposed development could aid those wishing to downsize
but remain in the general area, thereby freeing up some existing housing stock in the locality, and provides
accommodation adjacent to employment areas including Tallaght Hospital.
Residential Design
The proposal has been subject to design amendments following the Board’s Opinion and is an improved
design response to this brownfield regeneration site. The proposal enhances the character of Colbert’s
Fort whilst delivering on increased residential densities and heights in line with national policy. The
proposal for 4-7 storeys is considered appropriate having regard to planning policy on height and
residential density in locations proximate to public transport.
The provision of commercial use/creche at ground floor will contribute to the delivery of an active
streetscape with residential uses overhead providing a critical mass within this neighbourhood as the area
develops.
Open Space
The proposed development provides for hard and soft landscaping throughout the site as well as carefully
located public open spaces at the edges of the site, both along Colbert’s Fort to the south and east
adjoining the HSE building, create relief to the existing premises, which is likely to be redeveloped in the
near future.
The proposal also provides for an internal courtyard, overlooked by the greatest number of proposed
units. This ensures that the appropriate level of communal open space is provided in addition to the public
open space stated above, thus committing the adequate level of external residential amenity.
16
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Connectivity and Linkages
We note that the proposal introduces a public open space that integrates with the existing residential
dwellings at Colberts Fort as well. Pedestrian linkages are also proposed to the west of the subject site
boundary, which is intended to link with the Comans site in the future.
Noise –a Noise Impact Assessment is submitted as part of this planning application.
Impact on Existing Amenities – we reiterate that the proposed building ranges from 4 to 7 storeys. The
lower part of the proposal is located along Colberts Fort in order to ensure no overbearing. We highlight
that the proposed development is set back from Colbert’s Fort to allow for adequate separation distance
between existing dwellings and the subject development. The creation of a public open space which will
enhance the public realm at this location and promote interaction among residents.
Transport and Access
We confirm, as mentioned above, that the public open space created at Colbert’s Fort will enhance the
public realm at this location and ensure, permeability, pedestrian access and safety. The space is an
important amenity that will be enjoyed by residents of cottages at 16a-20 Colbert’s Fort to the south of
the site. We also highlight that car egress will be via the existing access road onto Belgard Road and that
an agreement has been put in place between the Applicant and Comans to ensure HGV access will use an
alternative entrance once the development is complete. All other vehicular entrances via the northern
access road will be maintained.
In addition, we highlight that pedestrian and vehicular accesses, as well as future linkages provided with
the proposed scheme do not prejudice the redevelopment of adjoining site and instead will facilitate the
successful transition and masterplanning of the area.
The subject site will further benefit from increased pedestrian permeability and all users can quickly access
all facilities via existing pedestrian footpaths along Colbert’s Fort.
Again, we welcome the fact that the Board are comfortable granting permission for development in or at
the edge of the Industrial Estate. Our site benefits from ease of access to amenities, facilities and Tallaght
Town Centre.
The proposed development has had regard to the permitted and concurrent applications which has
informed the design of the subject proposal.
We trust the Board will consider the above points in their assessment of the development at the Glen
Abbey Complex.

6

Pre-Planning Consultation

6.1

Section 247 Pre-planning Meeting with South Dublin County Council
The evolution of the scheme has been brought about by engagement with the Planning Authority, South
Dublin County Council (SDCC). The applicant and design team formally engaged with the Planning
Authority through a S.247 Pre-Planning Meeting and preparation of a revised proposal. The details of this
engagement are outlined in this section.
The first Section 247 pre-planning meeting was held with the Applicant and South Dublin County Council
on 16 March 2018 (no details available). Subsequent meetings were held on 8 March 2019 and 3 May 2019.
The meetings were attended by the following:

17

SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24 – Planning Report & Statement of Consistency

Meeting No. 1 - 8 March 2019
South Dublin County Council Ref. SHD1SPP004/19
South Dublin County Council
Hazel Craigie
Jim Johnston
Colm Maguire
Brian Harkin

Senior Planner
Senior Executive Planner
Assistant Planner
Water Services and Drainage

Ronan Toft
Yasir Khan

Water Services and Drainage
Water Services and Drainage
Design Team

Kevin Hughes
Evan Duggan
Arthur O’Brien
William Power

Hughes Planning and Development Consultants
Colly Developments Ltd
C&W Architects
C&W Architects

The proposal presented at the S.247 pre-planning stage with SDCC, included the following:
•
•
•
•
•
•

Construction of 221 no. apartments (33 no. studios, 83 no. one-bedroom and 105 no. two bedroom
apartments);
Residential units arranged in 2 no. blocks of 4 – 9 storeys in height;
A central amenity space;
Internal amenity spaces;
Surface-level parking north of the site;
Access via Colbert’s Fort to the south and an existing access road to the north.

The key points raised by SDCC at this meeting are summarised by theme, as follows:
General Guidance
•
The applicant was advised that any proposal would be assessed with regard to the relevant Local
Area Plan if one was in place at the time of the application, or to the content of any Draft Local Area
Plan. The Tallaght Draft Local Area Plan is due to be published in the coming weeks. The applicant
was otherwise advised to ensure any proposal reflects the guiding principles and provisions of the
South Dublin County Development Plan 2016-2022.
Access
•
The applicant was advised that the access to the site would need to be shown to be adequate. The
applicant should be cognisant of the scale of the development and whether adequate road/street
improvements and parking can be provided.
Separation Distances
•
The applicant was advised that the submitted proposal appears to be ‘hemmed in’ by a number of
adjacent buildings in separate ownership. SDCC welcome that talks are underway with neighbours.
•
Aside from the physical conflict of buildings in such close proximity, there would also be a conflict of
adjacent uses. SDCC would require some certainty on the intensity and hours of use of the adjoining
sites.
Parking
•
The applicant was advised that the proposed surface parking seemed to be detached and quite a
distance from the apartment blocks.
•
SDCC queried if underground parking was proposed. The applicant has not progressed the design to
that stage yet. The applicant queried what quantum of parking would be required, but was advised
that it would be premature to comment on the quantum required prior to the publication of the
Draft Local Area Plan.
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Heights
•
The applicant was advised that the Draft LAP would likely contain height standards, and that
consideration of the application would be premature, prior to those policies and objectives being
known.
•
Any breach of DLAP standards would require justification.
•
Any proposal would need to be cognisant of dwellings to the south.
•
Any submissions on the Draft Local Area Plan could be made during the public consultation period.
Other Considerations
•
The applicant was advised that they would need to meet their 10% public open space requirement;
•
The applicant was advised of the HeatNet infrastructure being developed across Belgard Road,
which they should utilise. Services and Drainage
•
The applicant was not represented by an Engineer at the meeting. The applicant was advised that
South Dublin County Council would look for SuDs in any development, and would be looking first of
all for green roofs, swales and soakaways – and otherwise tree pits and stormtech drainage.
Conclusion
•
The application would be considered premature given the impending publication of a Draft LAP, the
present nature of adjoining sites, and the general lack of amenities in the area. Notwithstanding this,
there will obviously be a need for something to be developed first, following the adoption of a Local
Area Plan and/or masterplan for this and adjoining sites.
•
In particular, it would be difficult to assess this application without knowing the proposals for
upgrades to the roads / streetscapes at this and neighbouring sites.
•
The applicant’s team stated that they would be able to address the streetscape to the northern
access, and the interface with other sites. They reiterated that they are in talks to expand into
neighbouring sites.
•
The applicant was advised that the proposal is premature pending the development site expanding
into one or more of the neighbouring sites.
Meeting No. 3 - 3 May 2019
South Dublin County Council Ref. SHD1SPP009/19
South Dublin County Council
Hazel Craigie
Jim Johnston
Colm Maguire
Willie Purcell

Senior Planner
Senior Executive Planner
Assistant Planner
Roads Department

Ronan Toft
Brendan Redmond
Paddy Malone

Water Services and Drainage
Public Realm Department
Public Realm
Design Team

Andrew Cantwell
Rachel Ivers
Caitlin O’Shea
Laura Brock
William Power
Alan Hillmans
Lucy Carey

Curtins Engineers
Curtins Engineers
Brock McClure Planning Consultants
Brock McClure Planning Consultants
C&W Architects
C&W Architects
Cunnan Stratton Reynolds Landscape Architects

The proposal presented at the S.247 pre-planning stage with SDCC, included the following:
•
•
•
•
•
•
•

The proposal is for 230 no. Build to Rent units on a site c. 0.5852ha;
A central amenity space;
Internal amenity spaces;
Surface-level and basement level parking;
Access via Colbert’s Fort to the south and an existing access road to the north;
Development steps down to 4 storeys at that edge and is set back from that edge of the site;
Design will provide pedestrian links and promote pedestrian access through the site using paths to
the west and east of the site. Car access will be from Belgard Road via the existing service road to
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•
•

the north of the site, over which there is a right of way / wayleave. There is a right of way to the west
of the site also which will be used by fire/emergency and refuse vehicles only. The lane will be
designed to prevent rat-running through Colbert’s Fort;
12 no. surface car parking spaces are proposed to be used, and enough basement car parking to
achieve a ratio of 0.3 – 0.5 spaces per unit. All cars will come in through northern access, currently
gated, from Belgard Road;
Development height is 4 ½ - 10 storeys from south to north. The ground floor will have some owndoor access units, and Build-to-Rent amenities, accessed from the north. Likely to have a roof
terrace.

The general layout and elevation of the proposal at initial pre-planning stage is shown in the below for
the convenience of the Planning Authority.

Figure 7 – Elevations presented to SDCC (Meeting Ref. SHD1SPP009/19)

The key points raised by SDCC at this meeting are summarised by theme, as follows:
General Guidance
•
The applicant was advised that any proposal would be assessed with regard to the relevant Local
Area Plan if one was in place at the time of the application, or to the content of any Draft Local Area
Plan. Applicant advised that LAP may be on public display during any SHD application and that if that
were the case the Board would have regard to it. The applicant was otherwise advised to ensure any
proposal reflects the guiding principles and provisions of the South Dublin County Development Plan
2016-2022.
Access
•
The applicant was advised that the access to the site would need to be shown to be adequate. The
applicant should be cognisant of the scale of the development and whether adequate road/street
improvements and parking can be provided.
•
Heavy Goods Vehicles use the access route to the north of the site, coming to and from the Comans
site. The applicant was advised that own-door ground floor apartments would not generally be
permitted on routes that are used by HGVs.
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Heights
•
South Dublin County Council were able to provide some details of the current draft of the Local Area
Plan, which is due to be finalised as a draft to go on public display later this year. The information is
subject to change both before and after the public consultation, and is provided to give the applicant
an idea of the broad direction of the Plan.
•
Heights of 4 storeys are envisaged for the subject site, well below the proposed heights of 10 storeys
to the north of the site.
Separation Distances and Adjoining Sites
•
The applicant was advised that the submitted proposal appears to be ‘hemmed in’ by a number of
adjacent buildings in separate ownership – in particular the building to the west.
•
Aside from the physical conflict of buildings in such close proximity, there would also be a conflict of
adjacent uses. SDCC would require some certainty on the intensity and hours of use of the adjoining
sites. Any certainty regarding the frequency and times of HGV use of those sites is also preferable.
•
It would be far more preferable for an application of this nature to be made on a larger site with the
adjoining sites in common ownership.
•
Access is an issue, but so is the size of the site and sharp contrast with adjoining uses. Other SHD
applications in the area have perimeter access to main roads. This could be an island of development
in an industrial area for some time. The Planning Authority will have to judge if the final proposed
scheme is piecemeal development.
•
Draft Local Area Plan will not have hard phasing requirements but will have commentary around
sequencing of development.
Access, Parking and Transport
•
The applicant was advised that the proposed surface car parking appeared not to be wholly in their
ownership and this would not be an acceptable arrangement. Applicant is aware of situation and
attempting to resolve it.
•
Willie Purcell of the Road Department advised:
o The intensification of use of Colbert’s Fort would be a problem and South Dublin County Council
would require any development to divert traffic away from there.
o South Dublin County Council will look for a condition in relation to ducting for electric charging
points.
o The application should detail a Fire Tender Strategy. The western passage should be calmed
to prevent rat-running and discourage vehicular use, but allow fire tender access.
o Similarly, bin store location will be important to allow for refuse vehicle access.
o South Dublin County Council would be concerned that this area is not suitable for the low ratios
of car parking proposed. SDCC would need proof/examples of low ratios working in Build-toRent schemes outside of city centres.
o Provision of some car club vehicles in the car park would mitigate the low ratio of parking."
•
The Mobility Management Plan should provide some detail on the actual capacity of the Luas at
present, and as planned. Tallaght and in particular Cookstown is the subject of a number of highdensity SHD proposals. MMP should show that the Luas can take the increase in demand.
Other Considerations
•
The applicant was advised of the HeatNet infrastructure being developed across Belgard Road,
which they should utilise.
•
Draft Local Area Plan will have plot ratio and use mix requirements.
Amenity Space
•
The default requirement under the County Development Plan is for 10% of the site to be given as
public amenity space.
•
The Draft LAP will set out proposals for green spaces in Cookstown. The applicant would have to
specify how they will contribute to that, either with a contribution in-lieu, or with provision of
public open space on the site.
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Services and Drainage
•
The applicant was advised that South Dublin County Council would look for SuDs in any
development, and would be looking first of all for green roofs, swales and soakaways – and
otherwise tree pits and stormtech drainage. The applicant has not progressed the design to
this level of detail yet.
•
Applicant advised to submit Infrastructure Design Report that complies with SDCC’s standard
format.
•
Applicant advised to liaise with Irish Water. Applicant confirmed they had been in touch with
Irish Water."
Timing of Application and Local Area Plan
•
Applicant advised that SDCC’s comment to the Board in the event of an application would reflect the
contents of the draft of the Local Area Plan.
•
Applicant advised that they may be accruing a risk by lodging an application prior to the
publication of the Draft Local Area Plan. The DLAP would still be taken into account by ABP if
published during the assessment period.
Conclusion
•
The application would be considered premature given the impending publication of a Draft LAP,
the present nature of adjoining sites, and the of amenities in the area. Notwithstanding this, there
will obviously be a need for something to be developed first, following the adoption of a Local Area
Plan and/or masterplan for this and adjoining sites.
•
In particular, it would be difficult to assess this application without knowing the proposals for
upgrades to the roads / streetscapes at this and neighbouring sites.
•
The applicant was advised that the Planning Authority are still of the opinion that the proposed
development is premature.
•
It was decided that a further meeting on the proposal was not necessary.

6.2

Section 5 Pre-Planning Consultation with An Bord Pleanála and South Dublin County Council
ABP 305535-19 – 13 November 2019
An Bord Pleanála
Tom Rabbette

Assistant Director of Planning

Una O’Neill
Ciaran Hand

Senior Planning Inspector
Executive Officer
South Dublin County Council

Hazel Craigie

Senior Planner

Jim Johnston
Colm Maguire
Brian Harkin

Senior Executive Planner
Assistant Planner
Water Services and Drainage

Ronan Toft
Laurence Colleran
Oisin Egan
John Hegarty

Water Services and Drainage
Parks Department
Parks Department
Transport Department
Design Team

James Doyle
Arthur O’Brien
William Power
Camille Bleytou
Laura Brock
Rachel Ivers
Joe Coleman
Diarmuid Healy
Declan O’Leary

Sq Ft Properties
C&W Architects
C&W Architects
Brock McClure Planning Consultants
Brock McClure Planning Consultants
Curtins Engineers
Curtins Engineers
Curtins Engineers
Cunnane Stratton Reynolds

The proposal presented at the S.5 pre-planning consultation meeting with An Bord Pleanála and SDCC,
included the following:
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The development will consist of the demolition of the existing industrial buildings on site and the provision
of 211 no. Build- to-Rent units ranging from 4 to 10 storeys over basement, associated car parking spaces,
internal roads and paths, public and private open space and communal amenities.
The development mix is comprised of 17 no. studios, 82 no. 1 bed, 102 no. 2 bed, 10 no. 3 bed units. Out of the
211 residential units, 23 no. units are put forward to meet the applicant’s obligations under Part V
of the Planning & Development Act 2000 (as amended).
The development also comprises residents’ facilities and amenities in the form of an entrance area (approx.
69.6m2), a Residence’s Lounge (approx. 150m2), an area of 46.3m2 equipped with work stations, a concierge
office (approx. 7.9m2) and laundry room (approx. 12.7m2). Each unit has associated private open space in the
form of balconies, 1,462m2 of communal open space accessible to all units and 716m2 of public open space
and with hard and soft landscaping treatment is also proposed.
A total of 80 no. car parking spaces is provided (73 no. car parking spaces at basement level and 6 no. disabled
parking spaces and 1 no. go car space at surface level), 480 no. bicycle spaces are provided in designated,
sheltered and secured areas at basement and ground floor levels, comprising 360 no. spaces for residents
and 120 no. spaces for visitors. A bin storage area of approx. 43.4m2 is also provided at ground floor level.
The development will have 1 no. pedestrian and vehicular access via a shared access from Belgard Road and 1
no. pedestrian access from Colbert Fort . The application intends to ensure permeability throughout the
subject site and beyond in order to facilitate provision for potential future linkages to adjoining sites.
Permission is also thought for associated site and infrastructural works include foul and surface water
drainage, SuDs arrangements, hard and soft landscaping, 1 no. substation (approx. 16m2) public lighting, an
internal road and basement ramp, pedestrian paths and all associated ancillary site development works.
The general layout and front elevation of the proposal at initial pre-planning stage is shown in the below
figures for the convenience of the Planning Authority.
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Figure 8 – Ground Floor Site Layout (Submitted at Pre-Application stage)

Figure 9 – Front Elevation (Submitted at Pre-Application stage)
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Following the Tripartite meeting, the Board issued a notice of Pre-Application Consultation Opinion on
the 2 December 2019. The opinion identified 2 no. items to be addressed, in order for the application to
constitute the reasonable basis for a Strategic Housing Application as follows:
1.

2.

An Bord Pleanala notes that a LAP for the area is currently at draft stage. The prospective applicant
should satisfy themselves that the proposed development is not premature pending the adoption
of a LAP for the area. Should an application be submitted prior to the adoption of a statutory LAP,
the documentation at application stage should seek to demonstrate that the proposal would not
give rise to piecemeal, haphazard and non-integrated development given its current context and
that any proposed development at this juncture would not compromise potential redevelopment
of adjacent lands. The documentation should also seek to demonstrate how the proposed
development provides a scheme of appropriate residential amenity given the proximity to, and
interface with, existing light industrial/commercial development on adjoining lands.
In the event an application is made, the documentation shall address the following matters:
a. Further consideration/justification of height in relation to South Dublin Development Plan 20162022, specifically objective UC6 Objective 3.
b. Number of north facing units and consideration of Section 28 Ministerial Guidelines Sustainable
Urban Housing: Design Standards for New Apartments (2018).
c. Consideration of the requirement for a creche in light of Section 28 Ministerial Guidelines on
childcare facilities.
d. Demonstrate that the external finishes, materials and detailing of the proposed buildings,
together with the landscaping and surface/boundary treatments of the outdoor spaces would
be of a sufficient quality to ensure that the proposed development makes a positive
contribution to the character of the area over the long term.

The Board also requested the following specific information:
1.

Examination of a greater number of apartments in terms of daylight/sunlight analysis to ensure
adequate amenity for future residents.
2. Visual impact assessment in relation to impact of height of development, with specific reference to
dwellings on Colbert's Fort.
3. Site layout plan to be considered in the context of DMURS and pedestrian movement from the
proposed apartment blocks to the entrance of the site.
4. Certainty to be demonstrated over future of shared access road with neighbouring industrial
development to the west and redesign of this road as a street.
5. Noise impact assessment to be undertaken given context of site adjoining an industrial warehouse
unit.
6. Response to issues raised in the reports issued by the Roads Department and Environmental Services
Department, as addressed in the PA Opinion dated 29th October 2019 and attached in appendices D
and E.
7. A life cycle report shall be submitted in accordance with section 6.3 of the Sustainable Urban
housing: Design Standards for New Apartments (2018). The report should have regard to the long
term management and maintenance of the proposed development. The applicant should consider
the proposed materials and finishes to the scheme including specific detailing of finishes, the
treatment of balconies in the apartment buildings, landscaped areas, podium design, pathways, and
all boundary treatments. Particular regard should be had to the requirement to provide high quality
and sustainable finishes and details which seek to create a distinctive character for the development.
8. Mobility Management Plan.
9. Construction and Demolition Waste Management Plan.
10. A detailed schedule of accommodation which shall indicate compliance with relevant standards in
the Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities' 2018.
11. A proposed covenant or legal agreement further to which appropriate planning conditions may be
attached to any grant of permission to ensure that the development remains in use as Build-to-Rent
accommodation. There shall be a requirement that the development remains owned and operated
by an institutional entity and that this status will continue to apply for a minimum period of not less
than 15 years and that similarly no individual residents units are sold or rented separately for that
25

SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24 – Planning Report & Statement of Consistency

period (your attention is drawn to the provisions of Specific Planning Policy Requirement 7 of the
'Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities' 2018).
The following design amendments have been implemented since the tripartite meeting:
•
•
•
•

•
•
•

The number of storeys has been reduced from 4-10 storeys to 4-7 storeys, thus reducing the
overall proposed height from 32.5m to 23m (Block A) and 26.2m to 23m (Block B).
The number of north facing units has been reduced from 113 to 83 units. No single aspect north
facing units are proposed.
A creche catering to the childcare needs of up to 30 children is now provided at ground floor level
in Block A.
A thorough assessment of the proposed external details, finishes, materials and landscape
treatments has been undertaken to ensure the proposal makes a positive contribution to the
character of the area over the long term. We refer to the design statement, architectural
drawings and 3D visualisations which illustrates the quality of the design proposed.
Units at ground, first and second floor level have been assessed in terms of daylight and sunlight
analysis. We refer to the Sunlight/Daylight Analysis prepared by JAK for more information.
Further consideration has been given to the principles of DMURS in relation to the Site Layout
Plan. We refer to the DMRUS Statement prepared by Curtins for more information.
The Applicant has engaged with the owners of the adjoining Comans site in relation to the shared
access through the site. It is agreed that the access road will no longer serve as access for HGVs
to the Comans site. The road will instead be used by staff and deliveries travelling by car/light
vans only. HGV access will be diverted further north onto the Old Belgard Road. A letter of
consent outlining the shared access strategy accompanies this application.

In considering the above, the proposed layout now reflects the updates incorporated following the
feedback by South Dublin County Council and An Bord Pleanála. Where the applicant has deviated in terms
of a difference of opinion with the Planning Authority, there is a clear rationale in support of the proposal
in terms of adherence to national policy.

Figure 10 – Proposed Site Layout Plan
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A Statement of Response to the Board’s Opinion has been prepared by Brock McClure Planning and
Development Consultants, and details how each of the items outlined in the pre-application consultation
opinion from An Bord Pleanála have been addressed in full by the applicant and design team prior to
lodgement of this application.
We refer to the Design Statement prepared by C+W O’Brien Architects which contains a response to the
specific requests outlined in the Board’s Opinion. Separately, Curtins Consulting Engineers have prepared
a response document to the issues raised in the Board’s opinion.

6.3

Part V Provision
The Apartment Guidelines set out that Part V requirements under the Planning Act (as amended) apply to
Build-to-Rent developments.
It is set out that the particular circumstances of a Build-to-Rent project may mitigate against the putting
forward of acquisition or transfer of units and land options outlined above and the leasing option may be
more practicable in such developments.
1. Transfer of lands (section 96(3), paragraph (a));
2. Build and transfer of up to 10% of the proposed housing units (section 96(3), paragraph (b)(i));
3. Transfer of housing units on any other land in the functional area of the planning authority (section 96(3),
paragraph (b)(iv));
4. Lease of housing units either on the site subject to the application or in any other area within the
functional area of the planning authority (section 96(3), paragraph (b)(iva)).
5. Combination of a transfer of land and one of more of the other options; and
6. Combination of options not involving a transfer of the ownership of land (section 96(3), paragraph
(b)(viii)).
The Guidelines recommend that Build-to-Rent project promoters engage closely with the planning
authority in coming to a mutual agreement on the best way to discharge their Part V obligations, before
lodging any planning application.
We note at this time that initial discussions with the Planning Authority have confirmed that a final
agreement on Part V shall be reached following any potential grant of permission that may issue. For the
purposes of delivering on Part V obligations, we note that the current proposal delivers on 17 units on site
at ground, first and second floor levels.
The Part V drawings enclosed herewith prepared by C+W O’Brien Architects outlines the details of the
Part V proposal submitted. We note specifically the inclusion of the following to address validation
requirements for this planning application submission.
•
•
•
•
•
•

Location of the Units
Floor Plans
Elevations
Schedule of Accommodation
Detailed Costings
Part V Validation Letter from SDCC

In conclusion, the Applicant intends to comply fully with the Part V requirements outlined in Act and
objective RE6 of the LAP which states:
“It is policy of the Council to apply a 10% social housing requirement, pursuant to Part V of the Planning and
Development Act 2000 (as amended) to all sites in the Plan area that are solely for residential use or for a
mixture of residential and other uses (save where the development qualifies for a modified or amended
obligation or is otherwise exempted), to ensure an appropriate distribution of new social housing and to
avoid an excessive concentration of social housing.”
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7

Proposed Development
The development, now before the Board, comprises an affordable, mixed tenure Build-to-Rent residential
development comprising 170 no. units, creche and associated facilities in a building ranging from 4 to 7
storeys over basement level.
This level of development is one which is deemed appropriate for the subject site given its location in
close proximity to Belgard Road and the Tallaght Town Centre.
The general arrangement of the proposed development can be seen in the diagram below.

Figure 11 – Proposed Ground Floor Residential Layout

Permission is being sought for the following:
• Demolition of the existing single storey industrial and commercial office buildings totalling Demolition
of the existing industrial and commercial office buildings totalling c.4,628sqm;
• Construction of a Build-to-Rent Housing Development comprising 170 no. apartment units and crèche
arranged in 2 no. blocks across 4-7 storeys over basement car park (total gross floor area c.13,880sqm
excluding basement);
• The residential development consists of: 9 no. 1 bedroom studio apartments (c.37-38sqm each); 94 no.
1 bedroom/2 person apartments (c.45-58sqm each); 2 no. 2 bedroom/3 person apartments (c.69sqm
each); 34 no. 2 bedroom/4 person apartments (c.73-83sqm each); 24 no. 2 bedroom/4 person duplex
apartments (c.93sqm each) and 7 no. 3 bedroom/5 person apartments (c.91-98sqm each) with north,
south, east and west facing terraces/balconies throughout;
• Internal communal amenity spaces at ground and fourth floor levels comprising reception, gym,
lounge, cinema/tv room, events rooms and ancillary areas (totalling c.508sqm);
• External communal open space including children’s play areas and informal amenity spaces at ground
floor level between Blocks A and B. Communal roof garden at fourth floor level. Total external
communal open space c.1,005sqm;
• Public open space at ground floor level to the east and south of Block B totalling c.1095sqm;
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• 1 no. creche (c.163sqm) with associated outdoor play area at ground floor level (c.75sqm);
• 73 no. car parking spaces comprising 64 no. basement spaces, 4 no. accessible parking spaces and 5
no. visitor spaces at surface level;
• 354 no. bicycle spaces comprising 264 no. resident spaces at basement level and 90 no. visitor spaces
at ground floor level;
• Reconfiguration/removal of existing car parking to the north of the site and access road resulting in a
total of 28 no. car spaces serving the adjoining site;
• All associated plant including heating centres, gas room, water storage room, break tank room,
comms room and bin storage at basement level, ESB substation and switch room at ground level and
circulation spaces and stair and lift cores throughout;
• Vehicular/pedestrian access to the east from Belgard Road. All existing vehicular entrances serving
adjoining sites maintained.
• Fire/emergency and refuse vehicle access and pedestrian access to the south from Colbert’s Fort;
• All associated site development and infrastructural works, services provision, foul and surface water
drainage, extension to the foul network, access roads/footpaths, lighting, landscaping and boundary
treatment works.
We confirm that the proposed development has been designed within the context of the zoning
objectives for the lands, the policies contained in local and national planning policy and the established
character of the surrounding area.
The layout of the scheme has been designed to provide a high quality built environment, with efficient
use of land. The buildings have been designed around the principles of accessibility and connectivity,
ensuring that the new development is linked successfully with Belgard Road, Colbert’s Fort and the
surrounding environment.
We refer the Board to enclosed drawings prepared by C+W O’Brien Architects for further details on this
scheme.

29

SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24 – Planning Report & Statement of Consistency

Figure 12 - Proposed Elevations
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7.1

Key Statistics and Comparative Analysis Between Original and Current Proposal
The current development proposal presented to the Board increases the level of internal and external
amenity areas from previously proposed during the Section 247 meetings.
Description

Current Proposal

Site Area (Gross)

Original Proposal
(S. 247 Meetings)
0.8ha

Site Area (Net)

-

0.66ha (excluding access roads to the
north and west)
170 units
9 no. studio
94 no. 1 bed
36 no. 2 bed
24 no. 2 bed (duplex)
7 no. 3 bed
51% / 87 Units
187 uph (gross site area)
256 uph (net site area)

No. of Units
Unit Mix

211 units
17 no. studios
82 no. 1 bed
102 no. 2 bed
10 no. 3 bed

0.91ha

Dual Aspect
Density

37% / 78 Units
264 uph

Storeys/Overall Building Height
Internal Amenity Areas

4-10 storeys
13.6m to 32.5m
293sqm

4-7 storeys
13.1m to 23m
508sqm

External Communal Space

2213sqm

1,005sqm

Childcare Provision

No

Yes

Table 1 – Comparative Analysis between Original and Subject Proposals

7.2

Residential Unit Mix
There is a total of 170 no. BTR units proposed within this scheme as follows:
BTR Unit Type
Studio
1-bed
2-beds
2-beds
2-beds
3-beds

7.3

No. Person
Proposed Floor Area
1 person
c.37–38 sqm
2 person
c.45-58 sqm
3 person
c.69sqm
4 person
c.73-83 sqm
4 person duplex
c.93 sqm
5 person
c.91-98 sqm
Total Unit No./Bedspaces No.
Table 2 – Housing Mix Breakdown

No. Units
9
94
2
34
24
7
170

Bedspaces
9
188
6
136
96
35
470

Design Rationale
The design has been subject to feasibility studies as well as pre-application consultations with the local
authority and the design team.
The proposed development represents a high-quality design that optimises the appropriate use of the
site which will help meet the ever-increasing demand for residential accommodation.
The design treatment incorporates the latest technologies to achieve the highest standards in energy
efficiency, also the selected brick finishes, window selection and metal cladding will complement the
current building stock in the area.
We refer to the design statement prepared by C+W O’Brien Architects for more information.

7.4

Residential Density
The proposed development aims to deliver an appropriate intensity and form of residential development
on this opportunely located site.
A density of approximately 187 units per ha (gross site area) is proposed at this site.
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We make this statement in the confidence that all relevant Development Plan and Guidance standards are
met.

7.5

Building Height and Massing
Heights of 4 to 7 storeys are proposed in this case. The development is set back from units 16a, 17, 18, 19
and 20 Colbert’s Fort by c.26m – 32m, an increase of c.3m-4m on the existing condition. We also submit
that the development closest to Colbert’s Fort is only 4 storeys high with a set-back to a 5th storey.
Furthermore, the concrete wall and palisade fence along the southern boundary will be removed as part
of the proposal, opening up the street to a small plaza and green space for the wider public to enjoy.
We submit that the proposed development offers appropriate heights at this location, given its close
proximity to one of the main arteries within the Cookstown Industrial Estate that is Belgard Road and by
reducing the height along Colbert’s Fort to ensure that residential amenity at this location is protected.

Figure 13 – South Facing CGI from Colbert’s Fort
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Figure 14 – Verified View No. 10 from Belgard Road looking west

Figure 15 – Verified View No. 9 from Belgard Road looking south west
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7.6

Open Space & Boundary Landscape Treatments
The application seeks permission for a high quality landscaped development which has been designed to
enhance the landscape features of the site and the proposed development.
The Landscape Masterplan has been prepared by Cunnane Stratton Reynolds responds to the particular
characteristics of the proposed development and existing site. The figure below highlights such:

Figure 16 – Open Space and Landscape Masterplan

Two areas of public open space totalling c. 1,095sqm are provided to the south and east of Block B as part
of the proposed development, equating to c. 12% of the overall site area. A development standard of 10%
of open space on REGEN zoned sites is suggested in the LAP and County Development Plan and is
therefore in excess of required standards.
The communal open spaces comprise the central courtyard area, informal amenity spaces to the north of
Block B and a roof garden at fourth floor level on Block B totalling c.1,005sqm.
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Figure 17 – Communal Open Space at Fourth Floor Level

Easily accessible to all residents, the central and communal public open spaces will benefit from the
passive surveillance of a number of the units and will create a quality amenity area.
Furthermore, we submit that the small plaza and green space to Colbert’s Fort will allow for a more
inclusive and pleasant urban realm to the opposing cottages. This space acts as an urban edge along that
boundary with Colbert’s Fort and will reinforce the sense of place along this existing residential area. It
will also act as a soft transition between the proposed development, Colbert’s Fort and the area as a
whole.
In addition, the informal amenity space to the north east of the site will also be reserved as open space
and will ensure a permeable transition with the adjoining HSE site, once redeveloped.
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Figure 18 – Open Space Breakdown

We note that the landscape plan prepared by Cunnane Stratton Reynolds enclosed herewith contains
further details relating to the landscape and boundary treatment proposals for site.

7.7

Private Open Space
All units are provided with a private open space in the form of a balcony or outdoor terrace. We confirm
that all private open spaces meet and exceed comply with relevant standards.
We refer An Bord Pleanála to the Housing Quality Assessment prepared by C+W O’Brien Architects for
details on this.

7.8

Service and Amenity Space
The following communal facilities will be provided for the benefit of residents and, where appropriate,
the wider community:
Amenity Areas
Bike Store (Basement Level)
Reception
Resident’s Gym
Resident’s Lounge
Cinema/TV Room
Events Rooms
Back of House/Concierge Office
Communal Open Space
Public Open Space

Area
87sqm
66 sqm
79 sqm
82 sqm
51 sqm
147 sqm
14 sqm
1,005 sqm
1,095 sqm

Ancillary Spaces

69sqm

Creche (Block A)

163sqm
Table 3 – Amenity Area Breakdown

Table 2 – BTR Amenities and Facilities Breakdown

The residential facilities located in Block B and creche located in Block A will provide an appropriate level
of street activation to the south at Colbert’s Fort and indeed to the north facing onto the access road.
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7.9

Creche
The proposed BTR development includes a creche located at ground floor level. The creche has a floor
area of 163sqm with an outdoor play area comprising 75sqm.
Having regard to Section 4.7 of the Apartment Guidelines 2018 (as amended), It is largely accepted that
the studio and 1 bedroom units will have little or no childcare requirement. The true childcare requirement
is 18 no. childcare spaces serving 67 no. units. Notwithstanding the above, the creche has been designed
to facilitate 30 no. childcare spaces in line with the childcare guidelines of 20 no. spaces per 75 no. units
with approximately 6 staff.
The creche has been designed to serve future residents of the scheme and wider regeneration area.
Having regard to the proximity of the site from the Town Centre, bus corridor and Luas stops nearby, it is
envisaged that future users will avail of alternative transportation to car travel. Notwithstanding the
above, appropriate drop-off/visitor parking is provided to the north of Block A and will serving the
development and childcare facility.
We therefore submit the proposed development is acceptable in addressing the anticipated demand that
might arise from the proposed development. The full analysis of childcare provision requirements is
provided in Section 11.3 and 11.6 of this report.

7.10

Access and Parking
Belgard Road (R113) is identified as a primary route connecting the N81 at Tallaght with the N7 at
Newlands Cross/Naas Road. From here, the R113 known as the Fonthill Road (North and South) connects
with the N4 at Liffey Valley. This important route runs parallel with M50 connecting key employment
areas.
The upgraded street from Belgard Road has been designed in accordance with the requirements of the
Design Manual for Urban Roads and Streets (DMURS) (2013), the National Cycle Manual (2011) and the
Guidelines for Setting and Managing Speed Limits in Ireland (2015).
The subject site, in its existing form, prioritised vehicular travel, given the nature of the previous
industrial/commercial use on site. This is evidenced in the existing 9.5m wide access located to the south
west of the site at Colbert’s Fort and the vehicular access road to the east of site at Belgard Road. The
proposed residential use seeks to prioritise pedestrian access across the site.
In this instance, a public plaza opens out onto Colbert’s Fort promoting pedestrian and cyclist access while
limiting vehicular travel to refuse and fire/emergency vehicles via one-way access running along the
western site boundary.
It is noted that existing refuse collection occurs at Colbert’s Fort. The laneway width (5.5m) and junction
radius proposed at the south west site corner can easily serve and access the proposed development via
a one-way route through the site. The scheme layout facilitates filtered permeability with the central core
accessible to pedestrian/cyclists only.
All necessary road/footpath improvements required at the southern boundary to Colbert’s Fort will
facilitate the future LAP proposal to connect the Belgard Road with Cookstown Road, as illustrated in
Figure 19 below.
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Figure 19 - Universal Access

It is envisaged that vehicular traffic serving the subject site and adjoining Comans site, will use the
improved and dedicated street to the north of the site accessed off Belgard Road. The proposed access
routes will connect the subject site with Tallaght Town Centre in just 8 minutes. No changes are proposed
to the existing entrances serving adjoining properties (including HSE).
The proposed development will provide for 5 no. drop-off/visitor car parking spaces and 4 accessible
spaces at surface level and 64 no. resident car spaces at basement level equating to 73 no. car spaces in
total.
All car parking spaces within the basement are provided with ducting to allow for potential 100% electric
vehicle charging. In the interim, 7 parking spaces (over 10%) will feature electric charging points at
basement level.
This equates to a car parking ratio of 0.37 per unit which has been deemed acceptable by the Board on
other BTR schemes. We refer to the table of car parking ratio for applications granted by the Board, and
precedents that have been established:
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Application / Address
Tallaght
ABP-303306-18
The junction of Belgard
Road and Belgard Square
North, Tallaght, Dublin 24.
ABP-308398-20
Units 66 & 67 Fourth
Avenue, Cookstown
Industrial Estate, Tallaght,
Dublin 24.
ABP 306705-20
Former Gallaher's cigarette
factory site at the junction
of Airton Road & Greenhills
Road, Tallaght, Dublin 24.
Wider Dublin City
ABP-303358-19
Swords Road and School
House Lane, Santry, Dublin
9.
ABP-303435-19
Former Dulux Factory site,
Davitt Road, D12

Type

Car Parking Ratio

Mixed

0.25

BTR

0.34

Mixed

0.40

BTR

0.33

BTR

0.44

Table 4 – Permitted Car Parking Ratios

We confirm that the proposed development with a parking ratio of 0.37 is in line with BTR parking ratios
granted thus far by the Board.
The transport proposals for the development is outlined further in the Transport Impact Assessment
prepared by Curtins Consulting Engineers.

7.11

Bicycle Storage
Bicycle storage has been provided within in 2 no. different storage areas at basement level and
throughout the development at surface level. A total of 354 bicycle spaces are provided across the
scheme.
• 264 no. resident/long term spaces at basement level (stacked storage).
• 90 no. visitor/short term spaces at ground level (bicycle stands).
244 no. bedrooms are proposed within the scheme. Applying a rate of 1 space per bedroom this equates
to a requirement of 244 cycle spaces. Applying a rate of 1 visitor space per 2 units this equates to 85 no
spaces. The total number of cycle spaces provided on site is 354, exceeding the requirement of 329.
The transport proposals for the development is outlined further in the Transport Impact Assessment
prepared by Curtins Consulting Engineers.

7.12

Refuse Storage
Refuse storage has been provided at basement level and is accessible to all residents via internal stair
cores in Blocks A and B and via the stairwell located in the central courtyard leading to the basement. The
bin stores total an area of approximately 87 sqm. All refuse storage areas are located in excess of 3m from
any surface water drains.
We refer the Board to the basement floor layout prepared by C+W O’Brien Architects for details relating
to bin store.
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7.13

Water Services
All general services proposals are now submitted as part of this planning pack. We note that Irish Water
has provided the necessary confirmation of design acceptance letter, to make this application.
The water services proposals for the development are outlined further in the Engineering Report
prepared by Curtins Consulting Engineers.

7.14

Demolition & Construction
At present, the site is occupied, intermittently, by operators of an indoor market (currently vacant under
Covid-19 restrictions). It is proposed with this planning application that all industrial and commercial
buildings present on site be demolished totalling c.4,628sqm .
A Construction and Demolition Waste Management and Construction Management Plan is submitted with
this planning application.
The development will be delivered in a single phase and it is understood that construction will commence
upon receipt of a grant of permission and compliance with conditions in late 2021.

8

Relationship with Adjoining Properties
Description of the Surrounding Area
As described above, the site is located in Cookstown, Tallaght, north-west of Tallaght village. The site is
located in close proximity to a variety of services and amenities notably Belgard LUAS stop c.550m to the
north west, Tallaght University Hospital c.650m to the west, Technical University (TU) Dublin c.650m to
the south east and The Square Shopping Centre c.900m to the south of the site.
South Dublin County Council Library and Civic Theatre are located c.800m to the south of the site. Public
parks provide attracting landscape settings with active and passive recreational activities, including
sporting infrastructure such as an athletics field (Bancroft Park – 1.2km distant), Tallaght Stadium (Sean
Walsh Park – c.1.2km distant) and children’s playgrounds at Sean Walsh Park and Kilnamanagh Park –
c.600m distant.
The subject site is located with an distinct character area of Cookstown Industrial Estate. The area
comprises a mix of light industrial, recreational and office uses with industrial sized buildings ranging in
height between approximately 1 and 6 storeys. The suburban area is noted as for the presence of major
transport routes, housing areas, grassy spaces, industrial areas and parks, as well as the backdrop of rural
and upland views of the Dublin Mountains.
With the exception of Belgard Road, streets located within the industrial area are characterised as having
high kerbs with the same carriage width to accommodate HGV use throughout the predominantly
industrial area. Belgard Road is modern in its design and benefits from a maturing planted tree lined
avenue that connects Tallaght Town Centre to the south with Newlands Cross to the north west.
Relationship with Adjoining Properties
The subject site is generally bounded to the north by a commercial premises occupied by SBG Gym, to the
south by Colbert’s Fort, to the west by Comans Beverage Distribution Facility and to the east by HSE
owned lands and access road leading onto Belgard Road and to the south east by light engineering/office
units.
The site’s primary access is from Belgard Road with a secondary access located to the south east of the
site at Colbert’s Fort. The site’s public facing boundaries comprise block walls with palisade security
fencing.
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The area’s commercial vacancy is reflected in the deteriorating appearance of the built environment and
poor quality public realm. The area is characterised by functional, large and outdated commercial
warehouse and logistics buildings with little architectural value. Landscape treatments are defined by
security fencing and extensive hardstanding.
No soft landscape treatments or trees are found on site. Some vegetative tree cover is provided on HSE
lands to the east of the site.
Juxtaposed against the surrounding industrial environment, the small residential enclave at Colbert’s Fort
is characterised by single storey terraced cottages dating back to the early twentieth century.
The south elevation of Block B steps down to 4 storeys with a generous landscaped area opening out
onto Colbert’s Fort. Generous separation distances up to 32m are created between Block B and the
opposing cottages. Increased height is accommodated in the centre of the site overlooking the central
courtyard, conforming to the masterplan for the wider area including the HSE site to the east and Comans
to the west.
The changing context of the area is supported by the site’s regeneration zoning. Several applications for
residential and mixed-use development are currently before the Board. We refer to the Cookstown Cross
SHD to the south west, Cookstown Castle SHD to the north west, and infill residential scheme to the south
west of Colbert’s Fort which is currently before the Board, as described in Section 5.3 of this report.
As described in JAK’s Sunlight and Daylight Assessment Report, no overshadowing will occur to the
cottages to the south at Colbert’s Fort during the Spring Equinox March 21, given the orientation and
height of the proposed development.
We refer to the Landscape Visual Impact Assessment prepared by Cunnane Stratton Reynolds which
concludes: “The proposed development is part of beneficial change and place making for the Tallaght central
urban area and the new prospect of the changed urban skyline is regarded as a positive expression of
placemaking ensuring fringe sub-urban areas have direct visual links to their nearest urban (village) centre.

Figure 20 – Oblique view of the Subject Site (outlined in red)
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9

Statement of Consistency

10

Strategic Planning Policy Context

10.1

Strategic Planning Policy Documents
It is our considered opinion that the key policy documents for consideration as part of this Statement of
Consistency are identified as follows:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

10.2

National Planning Framework – Project Ireland 2040
Rebuilding Ireland: Action Plan for Housing and Homelessness
Regional Spatial & Economic Strategy for the Eastern and Midland Region 2019-2031
Regional Planning Guidelines for the Greater Dublin Area 2010–2022
Design Manual for Urban Roads and Streets 2019
Smarter Travel – A New Transport Policy for Ireland 2009-2020
Transport Strategy for the Greater Dublin Area 2016-2035
Sustainable Residential Development in Urban Areas (2009)
a. Urban Design Manual - Best Practice Guidelines
Delivering Homes, Sustaining Communities (2008)
a. Best Practice Guidelines - Quality Housing for Sustainable Communities
Guidelines for Planning Authorities on Childcare Facilities (2001)
The Planning System and Flood Risk Management (2009)
Appropriate Assessment of Plans and Projects in Ireland - Guidance for Planning Authorities (2009)
Sustainable Urban Housing - Design Standards for New Apartments (2018)
Urban Development and Building Height Guidelines (2018)

National Planning Framework – Project Ireland 2040

The National Planning Framework (NPF) is the Government’s high-level strategic plan for shaping the
future growth and development of our country out to the year 2040. It caters for:
• The extra one million people that will be living in Ireland by 2040;
• The additional two thirds of a million people working in Ireland by 2040; and
• The half a million extra homes needed in Ireland by 2040.
The Framework focuses on:
• Growing our regions, their cities, towns and villages and rural fabric.
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• Building more accessible urban centres of scale.
• Better outcomes for communities and the environment, through more effective and coordinated
planning, investment and delivery.
As a strategic development framework, this Plan sets out the long-term context for the Country’s physical
development and associated progress in economic, social and environmental terms and in an island,
European and global context. Ireland 2040 will be followed and underpinned by supporting policies and
actions at sectoral, regional and local levels.
The key high - level objectives of the Plan are:
• To continue on a path of economic, environmental and social progress that will improve our
prosperity, sustainability and well - being.
• To ensure that Irelands many unique assets can be built upon, with an emphasis on improving
economic output and stability as well as quality of life, environmental performances and the liveability
of Dublin, our cities, town and rural areas.
• To set out likely future change in Ireland and the spatial pattern required for effective and co-ordinated
investment in a range of sectors to best accommodates and support that change.
• To put in place a strategy for the sustainable development of places in Ireland and how that can be
achieved through planning, investment and implementation.
The NPF sets out that the Eastern and Midlands region will, by 2040, be a Region of around 2.85 million
people, at least half a million more than today. It is identified that progressing the sustainable
development of new greenfield sites for housing and particularly those close to public transport corridors
is key to enabling growth.
It is worth highlighting that the projected level of population and jobs growth in the Eastern and Midland
Regional Assembly area respectively represents 475,000 - 500,000 additional people and 330,000
additional jobs by 2040.
The national planning framework promotes the creation of mixed tenure communities by stating “More
affordable homes must be provided in our urban areas as part of the creation of mixed-tenure communities.”
The NPF recommends the following in relation to compact urban development “At a metropolitan scale,
this will require focus on a number of large regeneration and redevelopment projects, particularly with
regard to underutilised land within the canals and the M50 ring and a more compact urban form, facilitated
through well designed higher density development.”
It is also apparent from the NPF that low-density housing development, and underused sites, have been
a feature of Ireland’s housing landscape in cities, towns and the open countryside. To avoid urban sprawl
and the pressure that it puts on both the environment and infrastructure demands, increased residential
densities are required in the urban areas.
The site is zoned to accommodate residential development and is considered appropriately serviced with
appropriate infrastructure to deliver on a sustainable form of development.
It is submitted that the current proposal for 170 Build-to-Rent units will deliver on the above objectives of
the NPF. We note specifically that the addition of 470 bed spaces, in total, is an appropriate level of
development at this, highly accessible site.
The following policies are considered key in the context of this site:
National Policy Objective 1 Planning for a population in the Eastern and Midland Region of 490,000 - 540,000 additional people i.e. a
population of around 2.85 million;
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National Policy Objective 3a Deliver at least 40% of all new homes nationally, within the built-up footprint of existing settlements.
National Policy Objective 3b Deliver at least half (50%) of all new homes that are targeted in the five Cities and suburbs of Dublin, Cork,
Limerick, Galway and Waterford, within their existing built-up footprints.
National Policy Objective 6 Regenerate and rejuvenate cities, towns and villages of all types and scale as environmental assets, that can
accommodate changing roles and functions, increased residential population and employment activity and
enhanced levels of amenity and design quality, in order to sustainably influence and support their
surrounding area.
National Policy Objective 11 In meeting urban development requirements, there will be a presumption in favour of development that can
encourage more people and generate more jobs and activity within existing cities, towns and villages, subject
to development meeting appropriate planning standards and achieving targeted growth.
National Policy Objective 13 In urban areas, planning and related standards, including in particular building height and car parking will be
based on performance criteria that seek to achieve well-designed high-quality outcomes in order to achieve
targeted growth. These standards will be subject to a range of tolerance that enables alternative solutions
to be proposed to achieve stated outcomes, provided public safety is not compromised and the environment
is suitably protected.
National Policy Objective 31 Prioritise the alignment of targeted and planned population and employment growth with investment in the
provision of childcare facilities and new and refurbished schools on well located sites within or close to
existing built up areas that meet the diverse needs of local populations.
National Policy Objective 32 To target the delivery of 550,000 additional households to 2040.
National Policy Objective 33 Prioritise the provision of new homes at locations that can support sustainable development and at an
appropriate scale of provision relative to location.
National Policy Objective 34 –
Support the provision of lifetime adaptable homes that can accommodate the changing needs of a household
over time.
National Policy Objective 35 Increase residential density in settlements, through a range of measures including reductions in vacancy, reuse of existing buildings, infill development schemes, area or site-based regeneration and increased building
heights.
National Policy Objective 74 Secure the alignment of the National Planning Framework and the National Development Plan through
delivery of the National Strategic Outcomes.
We submit to the Board that the proposal for a high density residential development at this
highly accessible location is consistent with the National Planning Framework for 2040.
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10.3

Rebuilding Ireland: Action Plan for Housing and Homelessness

The action plan for housing and homelessness recognises that a significant increase in new homes is
required. The action plan outlines a 5 pillar approach as follows:
•
•
•
•
•

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

The plan outlines that “Accelerating delivery of housing for the private, social and rented sectors is a key
priority for the Government. Ensuring sufficient stable and sustained provision of housing that is affordable,
in the right locations, meets peoples different needs and is of lasting quality is one of the greatest challenges
facing the country at present.”
The plan repeatedly states the need for housing to be in appropriate locations, locations within Dublin
and urban or central locations, “In addition to the scale of housing provision, the delivery of housing in the
right place is also central to enabling a good standard of living and improving quality of life. Locating housing
in the right place provides the opportunity for wider family and social networks to thrive, maximises access
to employment opportunities and to services such as education, public transport, health and amenities, while
also delivering on sustainability objectives related to efficiency in service delivery and investment provision.”
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.
Pillar 4 of the Rebuilding Ireland initiative also focuses on the delivery of rental units in Ireland. The overall
vision of Pillar 4 is as follows:
“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).”
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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.
We submit to the Board that the proposal is consistent with the Action Plan for Housing and
Homelessness.

10.4

Regional Spatial & Economic Strategy for the Eastern and Midland Region 2019-2031

The Regional Spatial and Economic Strategy for Eastern and Midland Regional Assembly (RSES) has recently
been published and adopted.
The RSES provides a:
• Spatial Strategy – to manage future growth and ensure the creation of healthy and attractive places
to live, work, study, visit and invest in.
• Economic Strategy – that builds on our strengths to sustain a strong economy and support the
creation of quality jobs that ensure a good living standard for all.
• Metropolitan Plan – to ensure a supply of strategic development areas for the sustainable growth and
continued success and competitiveness of the Dublin metropolitan area.
• Investment Framework – to prioritise the delivery of key enabling infrastructure and services by
government and state agencies.
• Climate Action Strategy – to accelerate climate action, ensure a clean and healthy environment and
to promote sustainable transport and strategic green infrastructure.
The site is identified as being located in the ‘Dublin City and Suburbs’ and is part of the Dublin Metropolitan
Area as set out below:
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Figure 20 – Dublin City and Suburbs

The Dublin Metropolitan Area Strategy Plan (MASP) in Chapter 5 of the RSES identifies a number of large
– scale strategic residential and economic development areas, that will deliver significant development in
an integrated and sustainable manner in the metropolitan area. The requirement for the preparation of
MASP was set out in Project Ireland 2040 - National Planning Framework. MASP provides for a 12-20 year
strategic planning and investment framework for the Dublin Metropolitan area.
The following Housing and Regeneration Policy Objectives are considered relevant to the current
proposal:
MASP Housing and Regeneration
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’, ‘Sustainable Urban Housing; Design Standards for New Apartments Guidelines
and ‘Urban Development and Building Heights Guidelines for Planning Authorities.”
RPO 5.5: “Future residential development supporting the right housing and tenure mix within the Dublin
Metropolitan Area shall follow a clear sequential approach, with a primary focus on the consolidation of
Dublin and suburbs, and the development of Key Metropolitan Towns, as set out in the Metropolitan Area
Strategic Plan (MASP) and in line with the overall Settlement Strategy for the RSES. Identification of suitable
residential development sites shall be supported by a quality site selection process that addresses
environmental concerns.”
RPO 9.4: “Design standards for new apartment developments should encourage a wider demographic profile
which actively includes families and an ageing population.”
It is clear that the RSES supports continued population and economic growth in Dublin City and suburbs,
with high quality new housing promoted and a focus on the role of good urban design, brownfield
redevelopment and urban renewal and regeneration. It is set out that there is an opportunity to promote
and improve the provision of public transport and active travel and the development of strategic
amenities to provide for sustainable communities. In terms of consolidation an re-intensification, the
following policy objective is noted:
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Consolidation an Re-Intensification
RPO 4.3: “Support the consolidation and re-intensification 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 co-ordinated with the delivery of key water infrastructure and
public transport projects.”
Having reviewed the key policies of the recently adopted RSES document, we are of the view that the
current proposal complies with the spirit and intent of RSES for the following reasons:
• The development proposal delivers an appropriate level of residential density at 187 units per ha (gross
site area) and has had regard to specifically to standards as set out in the ‘Sustainable Urban Housing Design Standards for New Apartments Guidelines for planning Authorities (2018)’ and ‘Urban
Development and Building Heights Guidelines for Planning Authorities (2018)’ in ascertaining an
appropriate residential density, height and car parking provision for the site.
• The current proposal delivers a consolidated approach to development in that it maximises on height,
delivers an appropriate site coverage and residential density along a key public transport corridor.
• The proposal utilises a key infill site on a prime suburban site within the metropolitan area of Dublin.
The delivery of residential development at this location is considered appropriate to this built up area
of Dublin.
We submit to the Board that the proposal is consistent with the Regional Spatial and Economic
Strategy for the Eastern & Midland Region.

10.5

Regional Planning Guidelines for The Greater Dublin Area 2010-2022

The Regional Planning Guidelines (RPGs) 2010-2022 is a policy document, which aims to direct the future
growth of the GDA and works towards the implementation of the relevant strategic planning framework.
We note specifically that the Guidelines provide an overall strategic context for the Development Plans
of each local authority in the GDA including population and housing targets, and they also provide a
framework for future investment in environmental services, transportation and other infrastructure.
It is our view that the current proposal delivers on the above objectives of the RPGs for the following
reasons:
• The site is suitably zoned for residential development and is appropriately serviced, in close proximity
to high quality public transport;
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• The proposal delivers on excellent local connections to the town centre and beyond; and
• The proposal can act as a catalyst for future development at this location.
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.”
Finally, the RPGs set out the future population and housing targets for each County and City Development
Plan, in line with NSS spatial policy. By 2022, South Dublin County Council has a projected population
target of 308, 467 people and housing allocation of 137, 948.
The following tables are extracted from page 83 and 84 of the RPGs as follows:

Figure 21 - Population Targets for Local Authorities

Figure 22 - Housing Allocations for Local Authorities
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As stated above, the proposed development will represent an opportunity for the redevelopment of an
under-utilised site and will contribute to reach targets (population and housing) set out by the RPGs,
which should be delivered between the period 2016-2022.
We also wish to highlight that the strategic guidance on density is that appropriate sites proximate to
town centres and public transport links must be brought forward for development of appropriate
densities and it is our view that the current site and proposal, with the potential to deliver approximately
470 bed spaces, is therefore appropriate in the context of the above.
We submit to the Board that the proposal for a high density residential development at this
highly accessible location is consistent with the Regional Planning Guidelines for the GDA
2010-2022.

10.6

Smarter Travel - A New Transport Policy for Ireland 2009-2020

The Government has committed in ‘Smarter Travel - A Sustainable Transport Future: A New Transport
Policy for Ireland 2009 - 2020’ to reducing the total share of car commuting from 65% to 45%, a rise in noncar trips by 55% and that the total vehicle miles travelled by the car fleet will not increase.
The key goals of the Guidelines by 2020 are as follows:
• Future population employment growths will predominantly take place in sustainable compact forms
which reduces the need to travel for employment and services;
• 500,000 more people will take alternative means to commute to work to the extent that the total
share of car commuting will drop from 65% to 45%;
• Alternatives such as walking, cycling and public transport will be supported and provided to the extent
that these will rise to 55% of total commuter journeys to work;
• The total kilometres travelled by the car fleet in 2020 will not increase significantly from current levels;
• A reduction will be achieved on the 2005 figure for Greenhouse gas emissions from the transport
sector.
Achieving sustainable transport will require a suite of actions that will have complementary impacts in
terms of travel demand and emissions. These are as follows:
•
•
•
•

Actions to reduce the distance travelled by private car and encourage smarter travel.
Actions aimed at ensuring that alternatives to the car are more widely available.
Actions aimed at improving the fuel efficiency of motorised transport.
Actions aimed at strengthening institutional arrangements to deliver the targets.
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Smarter Travel acknowledges that good progress is being made in meeting the above targets and actions
by providing better guidance on planning and development through the delivery of Planning Guidelines.
This section of the report has clearly outlined how the current proposal complies with such guidelines.
The proposed development represents a new residential scheme which, through demand management,
will ensure that the majority of residents will use public transport and car sharing initiatives. These are
detailed by Curtins Consulting Engineers in their accompanying reports.
We submit to the Board that the proposal for a high density residential development at this
highly accessible location is supportive of the objectives of Smarter Travel - A New
Transport Policy for Ireland (2009-2020).

10.7

Transport Strategy for the Greater Dublin Area 2016-2035

The National Transport Authority has prepared this strategy. The Vision of this strategy is for Dublin to be
a competitive, sustainable city-region with a good quality of life for all by 2030.
The Strategy includes five overarching objectives to achieve the vision, which are as follows:
•
•
•
•
•

Build and strengthen communities
Improve economic competitiveness
Improve the built environment
Respect and sustain the natural environment
Reduce personal stress

The Strategy sets out measures to achieve the vision and objectives for the GDA. These include better
integration of land use planning and transportation, consolidating growth in identified centres, providing
more intensive development in designated town and district centres and control parking supply.
The Strategy Infrastructure proposals are presented by mode of transport and relate to heavy rail
infrastructure, light rail infrastructure, bus infrastructure, cycling infrastructure, walking and road
network. Whilst the key objectives of the Transport Strategy relate to the main town centre area, we wish
to highlight that the current proposal for residential development moves away from car provision for each
resident of the development. This can be achieved as a direct result of the proximity of high quality public
transport, employment centres and local services and facilities.
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We submit to the Board that the proposal for a high density residential development at this
highly accessible location is supportive of the objectives of the Transport Strategy for the
Greater Dublin Area 2016-2035.

11

Section 28 Ministerial Guidelines
Each of the relevant strategic policy documents are now considered below and their relevance to the
subject site and the developments compliance with same, is assessed in detail.

11.1

Sustainable Residential Development in Urban Areas (2009) / Urban Design Manual (2009)
Guidelines

The role of these guidelines is to ensure the sustainable delivery of new development throughout the
country. The Guidelines provide guidance on the core principles of urban design when creating places of
high quality and distinct identity. High quality design is recommended in the development management
process. The Guidelines are accompanied by an Urban Design Manual, which demonstrates how key
principles can be applied in the design and layout of new residential development.
Chapter 5 of this document focuses on Cities and Larger Towns. It is our view that Cookstown industrial
Estate (within Tallaght) falls under the category larger towns in the Guidelines given that population here
is over 5,000 (11,012) which appropriately defines larger towns.
We examine the contents of the Guidelines below as they relate to Larger Towns.
Design
The key elements of design in the context of larger towns are as follows:
• Acceptable Building Heights
• Avoidance of Overlooking/Overshadowing
• Provision of adequate public and private open space
• Internal Space in Apartments
• Suitable parking provision
• Provision of ancillary facilities
The current proposal has been designed in the context of the above and we note the following in this
regard:
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• Appropriate building heights are proposed in accordance with performance criteria under the Building
Height Guidelines Section 11.8 of this report.
• Overshadowing is not considered an issue in this case and we note the submission of a Daylight and
Sunlight Analysis herewith prepared by JAK to further elaborate on this matter.
• The proposal complies with all specific Build-to-Rent development standards.
• An adequate level of on-street parking is delivered with primary parking delivered at basement level.
All parking is proximate to units and is considered safe and secure.
• Public open space is located to optimise access for the development.
• A coherent and permeable network of open spaces is proposed.
• Pedestrian access and permeability is key across the site and specific attention has been given to
accessibility and the connectivity of the site with surrounding streets.
• Residential amenity facilities are delivered within the scheme.
Density
The proposed development aims to deliver an appropriate density and form of residential development
on this site located off Belgard Road.
A density of 187 units per ha is proposed at this site. It is submitted that this is an appropriate approach
to development at this location given the site location and immediate site context. The site can be
classified as a ‘city and town centre site’ and the guideline for density here refers to there being no upper
limit subject to the following safeguards:
• Compliance with the policies and standards of public and private open space adopted by development
plans;
• Avoidance of undue adverse impact on the amenities of existing or future adjoining neighbours;
• Good internal space standards of development;
• Conformity with any vision of the urban form of the town or city as expressed in development plans,
particularly in relation to height or massing;
• Compliance with plot ratio and site coverage standards adopted in development plans.
It is considered that the proposed development is located on suitably zoned land for residential purposes.
The density requirement set out by local and national guidance has been taken into consideration when
designing the scheme.
The site layout maximises permeability through appropriate block sizes, block heights and connectivity.
Careful consideration has been given to adjoining levels of residential amenity and compliance with all
Development Plan standards has been achieved.
Generous separation distances are achieved to existing dwellings on Colbert’s Fort. Engagement with the
adjoining landowners was undertaken to ensure the future development of these sites would not be
undermined by the height, massing and scale of the subject proposal.
The proposed development complies with the minimum standards required for internal floor areas and
private, communal and public open space requirements set out in the 2018 Apartment Guidelines and
Tallaght LAP.
This report sets out how the development now proposed will conform with the provisions of the Building
Height Guidelines which supersede the vision for height as expressed in the City Development Plan.
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Urban Design Manual

Aside from the above, we draw the attention of An Bord Pleanála to the compliance of the scheme with
the ‘sister’ document for these guidelines, the ‘Urban Design Manual’. This planning application is
accompanied by a Design Statement, prepared by C+W O’Brien Architects, which demonstrates how the
proposed development has regard to and has been developed in accordance with best practice in respect
to urban design.
The Design Statement should be read in conjunction with this Planning Report and Statement of
Consistency and with the plans and particulars accompanying this planning application.
For the purposes of this report, outlines compliance with the key requirements of the Urban Design
Manual are noted below:
CRITERIA
CONTEXT
How
does
development
respond to
surroundings?

RESPONSE
the
its

CONNECTIONS
How well is the new
neighbourhood/site
connected?
INCLUSIVITY
How easily can
people use and
access
the
development?

The proposed development acknowledges that it is introducing new, much needed,
residential development into an existing industrial estate environment and seeks to
provide a development that is self-sufficient in terms of privacy, access to open space,
and parking. Appropriate access points are provided to the development – both
pedestrian and vehicular.
It is important to acknowledge that the development can act as a catalyst to the wider
redevelopment of this strategically located site.
The proposal delivers on the following in terms of connections:
o Appropriate access points are provided to the development.
o The site’s close proximity to Belgard Road via Colbert’s Fort ensures a safe and
easy access from the site to amenities and facilities in the area.
We note the following in terms of usability and access to and within the scheme:
o Pedestrian access and linkages to the site are in existence and with distances to
nearby public transport and amenities are convenient and set out above.
o Pedestrian access is further enhanced within the development with ‘pedestrian
priority’ given to the shared spaces with restricted vehicular access.
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VARIETY
How
does
the
development
promote a good
mix of activities?

EFFICIENCY
How
does
the
development make
appropriate use of
resources including
land?
DISTINCTIVENESS
How
do
the
proposals create a
sense of place?

LAYOUT
How
does
the
proposal
create
people-friendly
streets and spaces?
PUBLIC REALM
How safe, secure
and enjoyable are
the public areas?
ADAPTABILITY
How
will
the
buildings cope with
change?
PRIVACY
AND
AMENITY
How
do
the
buildings provide a
high
quality
amenity?
PARKING
How will parking be
secure
and
attractive?
DETAILED DESIGN
How well thought
through is the
building
and
landscape design?

o The proposed development will provide a range of accommodation types.
o The units are designed to allow for full Part M accessibility.
o Variety in the development is provided through a range of design proposals in
both the built environment and in the landscaping layout.
o In the built environment, there are a different unit typologies which allows for
accommodation for a variety of users.
o The landscaped elements are divided between a public space and small plaza, a
linear planted area and communal courtyard space and roof garden for residents
to avail of.
o Passive security is designed to provide total surveillance.
o Communal facilities are provided within the scheme which can allow for a range
of activities to be provided to future residents.
The scheme proposes a high density development on a currently vacant site in in a
highly accessible location on the edge of a Belgard Road and a Major Town Centre.

The scheme promotes the principles of DMURS - Design Manual for Urban Roads and
Streets. This balance of road planning, public space and site layout will provide an
inviting and enticing setting for a new community.
The proposal provides an opportunity to act as a catalyst for the commencement of
wider development and, ultimately, a plan led regeneration of the area.
As can be seen from the layout, pedestrian priority is maintained within the scheme
and adjoining it.
There are many opportunities for people to gather and meet at both internal and
external amenity areas.
The public spaces within the development are set back from the main road and the
location of the units, at the perimeter of the site allows relief from the existing light
industrial activity that will continue to occur in the short to medium term.
The buildings will be managed by a central management regime, which could, if
required allow for internal changes to the units or communal rooms as required by
the occupants. We understand that the building can allow for such changes to occur.
o Appropriate set back distances are maintained.
o The intended strategy was to protect the central open space area for the industrial
activity that will continue to surround the site in the medium term.
o Landscaped buffer zones are provided to all units at ground floor level.
o Private open space is in line with all required development standards.
Parking, is both at surface and basement level, and therefore enjoys the benefits of
passive supervision while not taking over on the legibility of the layout and the
permeability of the site. The proposed development, on the basis of its close
proximity to the Luas, parking is wholly reduced, although parking is provided at
surface and basement levels.
CSR worked closely with C+W O’Brien Architects to devise a scheme that
complements and respects the original design concept. The landscaping proposal
enhances the development and ensures that the individual amenity of the units and
wider residential amenity of the scheme is of high quality.
Table 5 - Compliance with Urban Design Manual

The above table clearly outlines how the development proposal is envisaged to deliver on the key
provisions of the Urban Design Manual. We submit to the An Bord Pleanála that the current proposal is
supportive of the objectives of the Sustainable Residential Development in Urban Areas (2009) / Urban
Design Manual.
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11.2

Delivering Homes Sustaining Communities (2007)

The Department’s policy on housing provides the overarching policy framework for an integrated
approach to housing and planning and notes that demographic factors will continue to underpin strong
demand for housing. This in turn presents challenges for the physical planning of new housing and
associated services. The quality of the housing environment is central to creating a sustainable
community.
The Delivering Homes Sustaining Communities policy statement is accompanied by Best Practice Guidelines
entitled ‘Quality Housing for Sustainable Communities’ and these are the focal point in terms of the
consistency of the current proposal.
Quality Homes for Sustainable Communities (2007)
The purpose of these Guidelines is to promote high standards in design and construction and in the
provision of residential development and services in new housing schemes. It is our considered view that
the proposal for the site has delivered on the key principles of this document by delivering the following:
• Diversity in the unit type and mix proposed (studio, 1, 2 and 3 bedroom apartments). The proposed
development will provide a quality living environment for residents with apartments designed to meet
or exceeds standards and ample amenities and open space provided.
• Pedestrian Access is prioritised within the scheme. The proposed layout facilitates connection to the
adjoining sites, which will be subject of future redevelopment.
• All open spaces are safe and benefit from passive surveillance.
• There are appropriate play areas delivered across the scheme with the theme of natural play spaces
evident throughout the network of open spaces. Play Areas ensure security and benefit from passive
surveillance.
• The chosen materials have been selected for their aesthetic and durable qualities over the life cycle of
the scheme.
A Housing Quality Assessment has been prepared by C+W O’Brien Architects and submitted with this
planning application. We direct the Board to consideration of this assessment for full details on the extent
of proposals. We submit to the Board that the current proposal is supportive of the objectives of the
Delivering Homes Sustaining Communities (2007) and the associated Best Practice Guide ‘Quality Housing
for Sustainable Communities’.
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11.3

Guidelines for Planning Authorities on Childcare Facilities (2001)

The Childcare Guidelines provide a framework to guide both local authorities in preparing development
plans and assessing applications for planning permission, and developers and childcare providers in
formulating development proposals. The Guidelines are intended to ensure a consistent approach
throughout the country to the treatment of applications for planning permission for childcare facilities.
The Guidelines state: “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.”
The Guidelines identify a number of appropriate locations for childcare facilities, which include the
following:
•
•
•
•
•

New Communities/Large Housing Developments
The vicinity and concentrations of workplaces, such as industrial estates, business parks and any other
locations where there are significant numbers working
In the vicinity of schools
Neighbourhood, District and Town Centres
Adjacent to public transport corridors, park and ride facilities, pedestrian routes and dedicated cycle
ways

Notwithstanding the locations identified above, the Guidelines state that proposals should have regard
to the following:
•
•
•
•
•
•
•
•

Child Care (Pre-School Services) Regulations, 1996;
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 recommendation for new housing developments is the provision of 1 facility for each 75 dwellings.
This will generally provide for 20 childcare spaces based on a requirement of 35 of such dwellings requiring
childcare spaces.
We confirm that the current proposal provides for a childcare facility of c.163sqm. The specifics of the
operation of this facility will be confirmed with any grant of permission. Section 11.6 sets out how the
proposal will comply with the 2018 Apartment Guidelines in regard to childcare provision.
We submit to the Board that the current proposal is therefore in compliance with the key objectives of
Guidelines for Planning Authorities on Childcare Facilities (2001).
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11.4

The Planning System and Flood Risk Management (2009)

The Planning System and Flood Risk Management Guidelines were published by the Minister for the
Environment, Heritage & Local Government in November 2009 under Section 28 of the Planning &
Development Act 2000 (as amended).
The purpose of the Guidelines is that Planning Authorities must implement the Guidelines in ensuring that
where relevant, flood risk is a key consideration in the assessment of planning applications.
We direct An Bord Pleanála to the enclosed Flood Risk Assessment prepared by Curtins Consulting
Engineers for full details on the assessment carried out in line with the above guidelines. The key
conclusion of this document is as follows:
• The online flood mapping illustrates the site in Flood Zone C (Lowest Risk)
• In accordance with the Extract Planning System and Flood Risk Management Guidance document, the
site/development is appropriate for these proposals
• The groundwater flood risk to the site is currently unknown due to the lack of site-specific
groundwater levels. It is therefore recommended that groundwater levels are monitored during
ground investigation works to determine site specific groundwater levels.
• Subject to the items discussed within the Mitigation section of this report, the site can be considered:
o to be at low or appropriate risk of suffering from any form of flooding
o to be proved to not increase the probability of flooding elsewhere..”

11.5

Guidance on Appropriate Assessment for Planning Authorities (2009)
Under Article 6(3) of the EU Habitat Directive and Regulation 30 of SI no. 94/1997 “European Communities
(Natural Habitats) Regulations (1997)” any plan or project which has the potential to significantly impact
on the integrity of a Natura 200 site (i.e. SAC or SPA) must be subject to an Appropriate Assessment. This
requirement is also detailed under in the Planning and Development Acts (2000 - 2010).
We can confirm that on review of the NPWS website, the application site is not located proximate or
adjacent to a Natura 2000 site. We note however that the proposal is accompanied by an Appropriate
Assessment Screening Report prepared by Moore Archaeological and Environmental Services Ltd. It is
demonstrated that, ‘given the above analysis, it is considered that there will be no potential for significant
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effects on any European site and therefore potential effects on European sites can be excluded at this
preliminary screening stage.’
In addition, the Appropriate Screening Report for the proposed development concludes the following:
1. The Proposed Development is not directly connected with, or necessary to the conservation management
of the European sites considered in this assessment.
2. The Proposed Development is unlikely to indirectly significantly affect the Qualifying interests or
Conservation Objectives of the European sites considered in this assessment.
3. The Proposed Development, alone or in combination with other projects, is not likely to have significant
effects on the European sites considered in this assessment in view of their conservation objectives.
4. It is possible to conclude that significant effects can be excluded at the screening stage.
It can be excluded, on the basis of objective information, that the Proposed Development, individually or
in combination with other plans or projects, will have a significant effect on a European site.
It is the view of Moore Group Environmental Services that it is not necessary to undertake any further
stage of the Appropriate Assessment process.
It is in considering the above, that we submit to the Board that the current proposal is in compliance with
the key objectives of the Bird Birds and Habitats Directive.
We trust the above conclusion is satisfactory to the Board.

11.6

Sustainable Urban Housing: Design Standards for New Apartments 2018 (as amended)

Sustainable Urban Housing: Design Standards for New Apartments 2018 (as amended) are intended to
promote sustainable housing, by ensuring that the design and layout of new apartments provide
satisfactory accommodation for a variety of household types and sizes, including young professions, small
families with children and older people wishing to downsize over the medium to long term.
The Apartment Guidelines 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.
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The current proposal provides for 170 Build to Rent residential units and this statement of consistency
sets out the compliance of the proposal with the key build to rent policy requirements and standards as
follows:

Build to Rent Specific Planning Policies
The full complement of proposed units - a total of 170 - in this scheme can be classified as ‘build-to-rent’
units, defined in the Guidelines 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 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 in.
(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.”
Applicant Response to SPPR4
The policy requirements set out by SPPR4 are intended for Build to Sell apartment developments rather
than Build to Rent apartment developments. Notwithstanding this, the site can be classified as a Central
/ Accessible location and therefore a standard of 33% applies. The current proposal delivers 51% dual
aspect units (87 of 170 units). The dual aspect units allow for access to light and cross ventilation. No
single aspect north facing units are proposed as part of the scheme.
The L-shaped block arrangement allows for the greatest number of dual aspect units facing directly onto
the central courtyard space. The incremental changes to height, particularly in Block B (4-7 storey),
ensure good daylight and sunlight penetration to opposing units and the proposed communal open
spaces at ground and fourth floor level. Generous window openings enhance daylight penetration to
living and bedroom spaces.
Given the above, we submit the proposal compiles with the dual aspect ratio requirements of the
Apartment Guidelines.
Specific Planning Policy Requirements 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 caseby-case basis, subject to overall design quality.”
Applicant Response to SPPR5
We can confirm that the ground floor of the proposed scheme provides floor to ceiling heights of 2.7m
in compliance with the above policy requirements.
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Specific Planning Policy Requirement 7
BTR development must be:
(a) Described in the public notices associated with a planning application specifically as a
‘Build-To-Rent’ housing development that unambiguously categorises the project (or part of
thereof) as a long-term rental housing scheme, to be accompanied by a proposed covenant
or legal agreement further to which appropriate planning conditions may be attached to any
grant of permission to ensure that the development remains as such. Such conditions include
a requirement that the development remains owned and operated by an institutional entity
and that this status will continue to apply for a minimum period of not less than 15 years and
that similarly no individual residential units are sold or rented separately for that period;
Applicant Response to SPPR 7 (a)
We refer the Board to the development description and statutory notices accompanying this planning
application, which detail the intent to provide build-to-rent unit at this location. Furthermore, a legal
covenant outlining the Applicant’s intent to own and operate the development for a minimum period of
not less than 15 years is contained herein. Similarly, the covenant confirms that no individual residential
units will be sold or rented separately for that period. We refer also to the BTR Justification Report
prepared by Brock McClure Planning Consultants, the BTR Operational Management Plan and Lifecycle
Report prepared by JAK for more information.
Specific Planning Policy Requirement 7
BTR development must be:
(b) Accompanied by detailed proposals for supporting communal and recreational amenities
to be provided as part of the BTR development. These facilities to be categorised as:
(i) Resident Support Facilities – comprising of facilities related to the operation of the
development for residents such as laundry facilities, concierge and management facilities,
maintenance/repair services, waste management facilities, etc.
(ii)Resident Services and Amenities – comprising of facilities for communal recreational and
other activities by residents including sports facilities, shared TV/lounge areas, work/study
spaces, function rooms for use as private dining and kitchen facilities, etc.

Applicant Response to SPPR 7 (b)
Please find enclosed detailed floor plans and schedules providing details of the facilities associated with
the BTR element of the scheme. These can be itemised as follows:
Amenity Areas
Bike Store (Basement Level)
Reception
Resident’s Gym
Resident’s Lounge
Cinema/TV Room
Events Rooms
Back of House/Concierge Office
Communal Open Space
Public Open Space

Area
87sqm
66 sqm
79 sqm
82 sqm
51 sqm
147 sqm
14 sqm
1,005 sqm
1,095 sqm

Ancillary Spaces

69sqm

Creche (Block A)
163sqm
Table 6 – BTR Amenities and Facilities Breakdown

Pp
As noted in the Guidance Document, (Section 4.6), communal facilities in such developments should be
subject to negotiation and agreement with the developer and should not be imposed upon by the
Planning Authority. The Guidance recognise that the provision of such facilities is likely to have significant
implications for management and maintenance costs for future residents.
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Specific Planning Policy Requirement 8
For proposals that qualify as specific BTR development in accordance with SPPR 7:
(i) No restrictions on dwelling mix and all other requirements of these Guidelines shall apply,
unless specified otherwise;
Applicant Response to SPPR 8 (i)
The development mix, for the this BTR proposal is detailed as follows:
BTR
Studio
1-bed/2 person
2-beds/3 person
2-beds/4 person
2-beds/4 person (duplex)
3-beds/5 person
TOTAL
BTR

Number of Units
9
94
2
34
24
7
170
Number of Units
Table 7 – BTR Unit Breakdown

% of Total Units
6
55
1
20
14
4
% of Total Units

Again, we note that this is in full compliance with the Guidance Document.
Specific Planning Policy Requirement 8
(ii) Flexibility shall apply in relation to the provision of a proportion of the storage and
private amenity space associated with individual units as set out in Appendix 1 and in relation
to the provision of all of the communal amenity space as set out in Appendix 1, on the basis
of the provision of alternative, compensatory communal support facilities and amenities
within the development. This shall be at the discretion of the planning authority. In all cases
the obligation will be on the project proposer to demonstrate the overall quality of the
facilities provided and that residents will enjoy an enhanced overall standard of amenity;
Applicant Response to SPPR 8 (ii)
The full Housing Quality Assessment prepared by C+W O’Brien Architects sets out details in this regard.
Storage
The Board will note that full compliance with the DHLGH standards is achieved in respect of storage to
individual units. Where required, either 3sqm, 5sqm, 6sqm or 9sqm is provided.
Storage
Studio
1-beds/2 person
2-beds/3 person
2-beds/4 person
3-bed/5 person

Minimum Required
3 sqm
3 sqm
5 sqm
6 sqm
9 sqm
Table 8 – Storage Breakdown

Proposed
3 sqm
3 - 6 sqm
5 - 5.5 sqm
6 - 6.5 sqm
9 sqm

Please refer to the Housing Quality Assessment prepared by C+W O’Brien Architects for further details
on storage compliance.
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Private Amenity Space
The Board will note that full compliance with the DHLGH standards is achieved in respect of private
amenity space to individual units. Where required, either 4sqm, 5sqm, 7sqm or 9sqm is provided.
Private Amenity Space
Minimum Required
Studio
4 sqm
1-beds/2 person
5 sqm
2-beds/3 person
6 sqm
2-beds/4 person
7 sqm
3-bed/5 person
9 sqm
Table 9 – Private Amenity Space Breakdown

Proposed
5-9 sqm
5 -21.5 sqm
7 – 15 sqm
7-21sqm
11.5-23 sqm

Please refer to the Housing Quality Assessment prepared by C+W O’Brien Architects for further details
on private amenity space compliance.
Open Space
We submit that 1,095 sqm of public open space is provided within the development. This accounts for
12% of the site area.
BTR
Colbert’s Fort Plaza and
Eastern Boundary
(Public)
Ground Floor Courtyard and
4th Floor Terrace

Area
1,095 sqm

1,005 sqm

(Communal)
Table 10 –BTR Open Space Breakdown
Unit Type and Number
9 no. Studio
94 no. 1 bed
2 no. 2 bed (3 person)
58 no. 2 bed (4 person
apartment + duplex)
7 no. 3 bed
Total

Required
4sqm
5sqm
6sqm
7sqm

Total Required
36sqm
470sqm
12sqm
406sqm

63sqm
987sqm
Table 11 –Communal Open Space Breakdown

Proposed
1005sqm

9sqm

1005sqm

The proposal exceeds the communal open space requirements of 987sqm.
In addition to the above table, the Site Layout Plan below highlights and details the provision of Public
and Communal Open Space area.
Communal Facilities/Amenities
Compensatory communal facilities are proposed as part of the development and include the following:
Reception; gym; resident’s lounge; cinema/tv room; events rooms and communal/public open spaces
including play areas serving residents of the scheme.
The creche located at ground floor level in Block A (163sqm floor area with outdoor play area) will be
available to future residents and those in the wider area.
Childcare Facilities
The Apartment Guidelines require the provision of one childcare facility for every 75 dwelling units,
subject to the proposed development mix and existing local childcare facilities.
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It is also stated that “Notwithstanding the Planning Guidelines for Childcare Facilities (2001), in respect of
which a review is to be progressed, and which recommend the provision of one child-care facility
(equivalent to a minimum of 20 child places) for every 75 dwelling units, the threshold for provision of any
such facilities in apartment schemes should be established having regard to the scale and unit mix of the
proposed development and the existing geographical distribution of childcare facilities and the emerging
demographic profile of the area.”
In addition to this it clarifies that “one-bedroom or studio type units should not generally be considered
to contribute to a requirement for any childcare provision and subject to location, this may also apply in
part or whole, to units with two or more bedrooms.”
The proposed development of 170 units provides for the following unit mix:
BTR
Studio
1-bed/2 person
2-beds/3 person
2-beds/4 person

3-beds/5 person
TOTAL

Number of Units
9
94
2
58
(34 apartments + 24
duplexes)
7
170
Table 12 – Unit Mix

While the demand arising from the proposed development is below the minimum requirement of 75
units, it is considered prudent to include a childcare facility as part of the proposed development, having
regard to the feedback received at pre-application consultation stage.
Guidance on the provision of a childcare facility suggests that 1 facility (20 spaces) is required for every
75 units. It is evident from a review of planning policy that one bedroomed units are not considered to
contribute to childcare demand under the Apartment Guidelines (2018). Therefore, a total of 67 no. 2
and 3 bed units have the potential to require childcare provision.
On this basis, the required number of childcare spaces for the development is 18. The creche has been
flexibly designed to accommodate 30 no. spaces, in the event that demand requires additional spaces.
The proposal will provide for a childcare facility (GFA approx. 163 sqm) at ground floor of Block A,
accessible to all within the development and external users if necessary. Appropriate drop-off and car
parking will be provided at surface level to cater for the facility.
The creche has been designed in accordance with the Childcare Guidelines 2001. All rooms meet space
requirements per child. We refer to the Design Statement prepared by C+W O’Brien Architects for more
information.
We therefore submit the proposed development is acceptable in addressing the anticipated demand
that might arise from the proposed development.
Refuse Storage
The Apartment Guidelines requires that the storage and collection of waste materials be provided in
apartment schemes. The Guidelines also state that “Refuse facilities shall be accessible to each apartment
stair/lift core and designed with regard to the projected level of waste generation and types and quantities
of receptacles required. Within apartments, there should be adequate provision for the temporary storage
of segregated materials prior to deposition in communal waste storage and in-sink macerators are
discouraged as they place a burden on drainage systems.”
The waste storage areas shown in the architectural drawings are sufficient in size and have been
strategically located at two locations at basement level. The basement is directly accessible from two
stair cores in Block A and B and from a stairwell in the central courtyard leading to the basement below.
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There will be sufficient space to allow for the segregation of waste into appropriately sized receptacles
within minimal collection frequencies. We refer to the operational waste management plan contained
in the Construction and Demolition Waste Management Plan prepared by Curtins for more information.
Car Parking
One of the key recommendations of these Guidelines, moves towards allowing a relaxation in parking
standards at key locations.
The Guidance now allows for the quantum of spaces to be adapted to the proposed development and
its environment. As such, the below statement summarises the approach suggested in the Guidelines:
“The quantum of car parking or the requirement for any such provision for apartment developments will
vary, having regard to the types of location in cities and towns that may be suitable for apartment
development, broadly based on proximity and accessibility criteria.”
With regard to BTR developments the Guidance is more direct:
Specific Planning Policy Requirement 8
(iii) There shall be a default of minimal or significantly reduced car parking provision on the
basis of BTR development being more suitable for central locations and/or proximity to
public transport services. The requirement for a BTR scheme to have a strong central
management regime is intended to contribute to the capacity to establish and operate
shared mobility measures.
Applicant Response to SPPR 8 (iii)
We confirm that the site is located within an accessible urban location located within the 500m
catchment of the Luas stop at Belgard Station.
The very intention of the guidelines is to minimise, substantially reduce or wholly eliminate car parking
for Central and/or Accessible Urban Locations. It is submitted that the subject site is a prime location for
this principle to be applied.
The subject proposal seeks to provide for a total of 73 no. parking spaces, including 64 no. basement
parking spaces dedicated to the residents of the proposed development, 4 no. accessible car parking
spaces and 5 no. visitor spaces. 28 no. car parking spaces are located to the north of the site and will
serve the adjoining Comans site.
A parking ratio of 0.37 is considered appropriate having regard to accessible nature of the site and
proximity to Tallaght Town Centre and Belgard Luas Stop nearby. We refer to Section 8.10 of this report
for more information. The intended tenant profile of the development who are young professionals or
older persons looking to downsize, will most likely walk to the town centre or local centres of
employment, or education and will also avail of the excellent public transport network, in close proximity
to the site. The provision of services, within walking distance of the site, also negates the need for a high
quantum of parking spaces.
The allocation of these parking units will be managed by the apartment management company.
We refer to the Transport Impact Assessment and Mobility Management Plan prepared by Curtins
Consulting Engineers for more information relating to the justification for parking provision on site.
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Bicycle Parking
In relation to bicycle parking requirements, the Apartment Guidelines require that “planning authorities
must ensure that new development proposals in central urban and public transport accessible locations and
which otherwise feature appropriate reductions in car parking provision are at the same time
comprehensively equipped with high quality cycle parking and storage facilities for residents and visitors.”
We submit that the proposal will fully comply with the minimum requirements for cycle parking as
identified in the below table.
Requirement
1 cycle space per bedroom
1 visitor cycle space per 2
residential units
Total
Requirement
1 cycle space per bedroom
1 visitor cycle space per 2
residential units

Required
244
85

Proposed
264
90

329
Required
244
85

354
Proposed
264
90

Table 13 – Bicycle Parking

Specific Planning Policy Requirement 3
Minimum Apartment Floor Areas:
Studio apartment (1 person) 37sq.m
1-bedroom apartment (2 person) 45sq.m
2-bedroom apartment (4 person) 73sq.m
3-bedroom apartment (5 person) 90sq.m
Specific Planning Policy Requirement 8
(iv) The requirement that the majority of all apartments in a proposed scheme exceed the
minimum floor area standards by a minimum of 10% shall not apply to BTR schemes;
Applicant Response to SPPR 3 and 8 (iv)
Notwithstanding the fact that there is no need to comply with SPPR 8 (iv) given the BTR proposal, the
development complies with the above policy requirements outlined in SPPR 3. As per the table below,
each unit type provides for the required total floor area for each unit type proposed with the scheme.
Apt. Type
Studio
1 bedroom
2 bedrooms (3 person)
2 bedrooms (4 person)
2 bedrooms (4 person
duplex)
3 bedrooms

Required
37 sqm
45 sqm
63 sqm
73 sqm
73 sqm
90 sqm
Table 14 – Unit Size

Proposed
37 - 38sqm
45 - 58sqm
69 - 80sqm
73 - 83 sqm
92 – 98 sqm
94 sqm

Specific Planning Policy Requirement 8
(v) The requirement for a maximum of 12 apartments per floor per core shall not apply to
BTR schemes, subject to overall design quality and compliance with building regulations.
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Applicant Response to SPPR 8 (v)
While SPPR 8 (v) allows for relaxation of SPPR 6 on BTR schemes, Block B follows the standard guidelines
and provides no more than 12 apartments per floor.
Floor Levels
No. of Cores
Ground Floor
4
First Floor
4
Second Floor
4
Third Floor
4
Fourth Floor
3
Fifth Floor
2
Sixth Floor
2
TOTAL
4
Table 15 –BTR Unit Numbers at Each Floor Levels

11.7

Unit per Floor
27
35
23
36
14
24
11
170

Design Manual for Urban Roads and Streets 2019

The Design Manual for Urban Roads and Streets (DMURS), 2019, sets out design guidance and standards
for constructing new and reconfiguring existing urban roads and streets in Ireland. It also outlines
practical design measures to encourage more sustainable travel patterns in urban areas. DMURS places
a focus on pedestrians, cyclists and public transport users and sets out guidance and standards for
constructing new and reconfiguring existing urban roads and streets in Ireland.
Consideration of DMURS and its contents has been a key objective for this project. The four key design
principles have been incorporated as follows:
•

Connected networks: To support the creation of integrated street networks which promote
higher levels of permeability and legibility for all users, and in particular more sustainable forms
of transport.
Applicant Response: The site layout improves connections and permeability to Colbert’s Fort
by opening up the southern side of the site to pedestrians and cyclists. East west connectivity
is provided in the access route to the north of the site and along the western boundary. The
development improved the local pedestrian infrastructure network with the introduction of
new local pedestrian crossings alongside dropped kerbs and tactile paving to make it easier to
connect to the local sustainable transport options in the vicinity of the site.
Surface bicycle parking spaces are dispersed throughout the scheme, encouraging cycle use
throughout the development.
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•

Multi-functions streets: The promotion of multi-functional, place-based streets that balance the
needs of all users within a self-regulating environment.
Applicant Response: The main point of entry for pedestrians and cyclists is to the south of the
site, via Colbert’s Fort. This route also caters for emergency and refuse vehicles when required.
There is limited possibility of encouraging multi-functional streets in this application due to the
singular nature of this development. However, this development encourages increased multifunctional use of Colbert’s Fort for pedestrians and cyclists. The key pedestrian routes into/out
of the site have been considered and designed accordingly. The southern entrance is denoted
by the small plaza and residential amenity space providing legible street frontage to the scheme
entrance. The northern façade of Block A is denoted by the creche entrance at ground floor,
activating and enhancing legibility to the north of the site. In addition, the interaction between
the nearby commercial units (Comans etc) is improved as part of the development by improving
the main site access, improving site lines and maintaining pedestrian safety through the
proposed design.

•

Pedestrian focus: The quality of the street is measured by the quality of the pedestrian
environment.
Applicant Response: Pedestrians are considered throughout the development with improved
connectivity throughout the site (courtyard space) and along the site perimeter. Additionally,
surfaces have been improved to cater for vulnerable road users by encouraging low vehicle
speeds (surface treatment, restricted through access of vehicles, planting, etc) to ensure
pedestrians have increased priority and not vehicles. Vehicles are restricted within the
development and only have access to the north of the site to the basement car park. This
provides for increased pedestrian focus within the development as vehicles are focused to the
north of the site, which allows for a pedestrian focused design throughout the development.
The development improves the local pedestrian infrastructure network with the introduction
of new local pedestrian crossings alongside dropped kerbs and tactile paving to ensure safe use
for all pedestrians.

•

Multidisciplinary approach: Greater communication and co-operation between design
professionals through the promotion of a plan-led, multidisciplinary approach to design.
Applicant Response: The multi-disciplinary approach is reflected in the chosen design which
arose from bi-weekly meetings with the design team. This has ensured a holistic and considered
approach to designing the development has been maintained.

The DMURS Statement, Transport Impact Assessment and Mobility Management Plan prepared by
Curtins Consulting Engineers provides further detail in respect of compliance with DMURS.
We submit to the Board that the proposal for a high density, mixed tenure development at
this highly accessible location is supportive of the objectives of Design Manual for Urban
Roads and Streets (2013).
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11.8

Urban Development and Building Height Guidelines (2018)

The publication of the ‘Urban Development and Building Heights, Guidelines for Planning Authorities
(2018)’ is intended to set out national planning policy guidelines on building heights in relation to urban
areas. These guidelines are the most recent form of guidance from the Minister on the matter of building
height and were formally adopted in December of 2018. The publication of these Guidelines is critical in
that they take precedence over any conflicting policies and objectives contained within statutory plans.
We note that section 1.14 of the document sets out the following:
“Accordingly, where SPPRs are stated in this document, they take precedence over any conflicting, policies
and objectives of development plans, local area plans and strategic development zone planning schemes.
Where such conflicts arise, such plans/ schemes need to be amended by the relevant planning authority to
reflect the content and requirements of these guidelines and properly inform the public of the relevant SPPR
requirements.
Notwithstanding, the height specifications set out in the LAP, the Urban Development and Building
Height Guidelines are the predominant context for assessment of height in this case.
From the outset, it is noted that the Building Height Guidelines (2018) expressly seek to increase building
heights at appropriate urban locations and adjacent to key public transport corridors.
“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.”
Planning Authorities must apply the following broad principles in considering development proposals for
buildings taller than prevailing building heights in urban areas in pursuit of these guidelines:
•

Does the proposal positively assist in securing National Planning Framework objectives of
focusing development in key urban centres and in particular, fulfilling targets related to
brownfield, infill development and in particular, effectively supporting the National Strategic
Objective to deliver compact growth in our urban centres?
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•
•

Is the proposal in line with the requirements of the development plan in force and which plan
has taken clear account of the requirements set out in Chapter 2 of these guidelines?
Where the relevant development plan or local area plan pre-dates these guidelines, can it be
demonstrated that implementation of the pre-existing policies and objectives of the relevant
plan or planning scheme does not align with and support the objectives and policies of the
National Planning Framework?

As a response to the above criteria, we note the following:
• As set out in Section 10.2 of this report, the proposal secures the relevant objectives of the
National Planning Framework. The location of the proposed development is on a brownfield, infill
site, appropriate to provide the level of development proposed.
• The proposed building heights are considered appropriate as detailed in a Material Contravention
Statement enclosed herewith, which sets out the material contravention position of the scheme
as it relates to the LAP in relation to height.
We are of the view that the LAP contradicts a number of the policies, provisions and specifically the SPPRs
contained within the Height Guidelines. In this regard, we ask that the Board consider the following SPPRs
and their requirements as they relate to the current SHD proposal.
SPPR 1
“In accordance with Government policy to support increased building height and density in locations with
good public transport accessibility, particularly town/ city cores, planning authorities shall explicitly identify,
through their statutory plans, areas where increased building height will be actively pursued for both
redevelopment, regeneration and infill development to secure the objectives of the National Planning
Framework and Regional Spatial and Economic Strategies and shall not provide for blanket numerical
limitations on building height.”
SPPR 3 (A)
“It is a specific planning policy requirement that where;
(A) 1. an applicant for planning permission sets out how a development proposal complies with the criteria
above; 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 performance of the proposal vis-a-vis the building height criteria is further assessed below in subsection ‘Development Management Criteria’.
Building Height and the Development Plan
(A) Identifying Appropriate Locations for Height
The Guidelines state that Development Plans must now identify and provide policy support for specific
geographic locations or precincts where increased building height is not only desirable but a fundamental
policy requirement. Importantly, the Guidelines set out that the statutory Development Plan shall not
provide for blanket numerical limitations on building height.
It is considered that the subject site, located in close proximity to public transport links, can
accommodate increased height above the existing prevailing one and two storey development.
Building Height and the Development Management Process
(A) Principles
Planning authorities must apply the following broad principles in considering development proposals for
buildings taller than prevailing building heights in urban areas in pursuit of these guidelines:
• Does the proposal positively assist in securing National Planning Framework objectives of focusing
development in key urban centres and in particular, fulfilling targets related to brownfield, infill
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development and in particular, effectively supporting the National Strategic Objective to deliver compact
growth in our urban centres?
As has been demonstrated in this Statement of Consistency, the subject site delivers on all strategic
objectives.
• Where the relevant development plan, local area plan or planning scheme pre-dates these guidelines, can
it be demonstrated that implementation of the pre-existing policies and objectives of the relevant plan
or planning scheme does not align with and support the objectives and policies of the National Planning
Framework?
The Guidelines pre-date the Tallaght LAP, adopted in July 2020.
(B) Criteria
A number of ‘Development Management Criteria’ apply when making an application. The applicant is
required to illustrate to the Planning Authority/An Bord Pleanála that the development satisfies a number
of criteria under the following headings:
City / Town
• The site is well served by public transport with high capacity, frequent service and good links to other
modes of public transport.
• Development proposals incorporating increased building height should successfully integrate into/
enhance the character and public realm of the area. Such development proposals shall undertake a
landscape and visual assessment, by a suitably qualified practitioner such as a chartered landscape
architect.
• 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.
Applicant’s Response:
•

The site is well served by public transport. The site is proximate to frequent Dublin Bus services on
the Belgard Road, namely 76, 76a, c.270m distant operating from the Square Tallaght to Chapelisod.
Additional services (Nos. 27, 54a, 65, 75, 75a, 77a and 175) c.700m distant operate further south on
Belgard Road. We refer to the table below for the bus route and frequency of services.

Figure 23 – Extract from Transport Impact Assessment indicating Dublin Bus Routes near the Subject Site

Belgard Luas Stop is located c.550m from the site. Belgard Road is identified as an orbital route on
the Bus Connects proposal.
•

Cunanne Stratton Reynolds has undertaken significant work to achieve a high quality integrated
scheme which contributes to the wider area, whilst simultaneously serving residents immediate
needs as regards their amenity space. A visual impact assessment accompanies this planning
application to An Bord Pleanála.
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The proposal responds to the single storey units to the south by stepping down the building height
to 4 storeys. Block B is set back from the units by up to 32m to create a public recreation space
comprising planted space with informal seating. In this instance the design improves upon the
existing situation by integrating the contemporary residential scheme with the established cottages
to the south.
•

The proposal contributes significantly to placemaking by establishing a new distinctive residential
development designed in response to its surroundings. The new access road to the west of the site
connects Colbert’s Fort with the existing access road to the north and is overlooked by the proposed
central communal open space. The layout maximises passive surveillance to all boundaries and open
spaces. The setback of Block B created by the public realm improvements to Colbert’s Fort combined
with the graduated building height rising from 4 storeys at Colbert’s Fort to 7 storeys within the
centre of the scheme, responds appropriately to the existing built form to the south. This coupled
with compact urban form maximises the development potential of this brownfield site.

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 proposal is not monolithic and avoids long, uninterrupted walls of building in the form of slab blocks
with materials / building fabric well considered.
• 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 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 proposal positively contributes to the mix of uses and/ or building/ dwelling typologies available in
the neighbourhood.
Applicant’s Response:
• For the reasons outlined above “at the scale of the District/ neighbourhood/ street”, the proposal
thoughtfully responds to its surrounding environment. The southern elevation of Block B establishes
an appropriate building edge overlooking Colbert’s Fort. In terms of natural environment, there is little
by way of vegetative cover on site. The landscape masterplan greatly enhances tree and shrub planting
on site with pockets of planted communal and public open spaces dispersed throughout the
development, creating an improved sylvan residential setting.
• The proposal does not represent a monolithic bulky structure. The slender form of Blocks A and B,
combined with the extensive glazing, recesses and use of light and dark coloured brickwork in the
façade treatment create a visually appealing and lightweight structure. We refer the Board to the
Design Statement prepared by C + W O’Brien Architects enclosed herewith for further details including
high quality and variety in material choice.
• There is no inland waterway or marine frontage within the current proposal. We can confirm that
Curtins Consulting Engineers have completed a Flood Risk Assessment Report, which confirms that
there will be no inappropriate flood risk as a result of the proposal.
• The proposal makes a positive contribution to the improvement of legibility by removing harsh
landscape treatments and security fencing and inviting pedestrian and cyclist movement while
prohibiting cars entering from Colbert’s Road and exiting onto Belgard Road. This access is limited to
fire/emergency and refuse vehicles only, operating a one-way system.
• The appropriate mix of unit types and sizes will be incorporated into the proposed development
ranging from studios, to 1, 2 and 3 bedroom units. The use mix provides accommodation for young
professionals, small families and empty nesters looking to downsize to apartment living.
Site / Building
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• 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.
• 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.
Applicant’s Response:
• The proposed layout and design demonstrates the optimisation of natural daylight, ventilation and
views while minimising overshadowing to adjoining properties. We refer to the Daylight & Sunlight
Assessment Report prepared by JAK Consulting Engineers which concludes that:
“All the apartments achieve good levels of average daylight factor and are above the recommended
values. The overall development proposals are designed to enhance the public realm by creating a greater
sense of space. Massing of the proposed buildings was adjusted in accordance with results of this study
and the BRE guidelines and to minimize reduction of the sunlight for the existing dwellings.”
The report goes onto state, “The area of the proposed courtyard space that receives 2 or more hours of
sunlight on the 21st March is 62%. Public area 3 has and ideal south-west orientation and 100% of this space
receives 2 or more hours of sunlight. These results exceed the recommendations of the BRE guidelines
and should be pleasant spaces.”
Similarly, the impact on skylight and sunlight access on surrounding dwellings complies with BRE
recommendations for all the assessed points.
Shadow analysis indicates that the proposed development will result in no additional overshadowing
of the gardens and amenity areas on lands in the vicinity of the application site on 21st March. Given
that the neighbouring gardens are facing south, they will remain capable of achieving a level of
sunlight very considerably in excess of that recommended by the BRE Guide after the construction of
the proposed development, we note that the proposed development will not result in any undue
adverse impacts on sunlight access to neighbouring gardens throughout the year within the meaning
of the BRE Guide.
• The proposal fully accords with BRE Guidance. None of the units assessed at lower levels fall below
minimum average daylight factor (ADF) standards of 1% for bedrooms and 1.5% for living areas.
• Having regard to the positive results arising from the sunlight/daylight study, no compensatory design
solutions are required in this instance.
Specific Assessment
•
•
•
•
•

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 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.
An assessment that the proposal allows for the retention of important telecommunication channels,
such as microwave links.
An assessment that the proposal maintains safe air navigation.
An urban design statement including, as appropriate, impact on the historic built environment.
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•

Relevant environmental assessment requirements, including SEA, EIA, AA and Ecological Impact
Assessment, as appropriate.

Applicant’s Response:
•

•

•

•

•
•

The proposal does not result in a cluster of tall buildings. The height of Blocks A and B are limited to
4-7 storeys and do not exceed 10 storeys, which in general is the definition of a tall building. Any future
development indicated in the proposed masterplan is likely to be adequately setback by open spaces,
which will be landscaped accordingly.
We refer to the accompanying AA Screening Report and Bat Survey prepared by Moore Group. It is
noted that the site is not located in close proximity to sensitive bird or bat areas given the historic
industrial and commercial nature of the wider area. It is with certainty, that we conclude the proposed
development will not have a significant impact on Natura 2000 sites. Notwithstanding the above, the
design and lighting proposals have been discreetly designed to reduce any potential impact on flight
lines/collision.
We refer to the Utility Audit prepared by JAK Consulting Engineers and note that they have engaged
with microwave telecoms links providers in the area including Vodafone, Three and EIR, prior to
lodgement. The proposal does not result in any meaningful disruption to the microwave links of
important telecommunication channels.
We refer to the Aviation Report prepared by O’Dwyer Jones Design Partnership and note that the
proposed development lies substantially below the Casement Aerodrome runways - 81m below the
approach surface to Casement’s runway 28 and 68m below the take-off climb surface from its
Runway 10. The Conical Surface (sloping upwards at 5%) lies at 41.65m above the highest point of the
proposed development on this site, and is unaffected by it. Furthermore, the proposed development
is located at a sufficient distance from the Tallaght Hospital helipad and will not interfere with
helicopter operations to/from this helipad. We note that the Irish Aviation Authority and to the
Department of Defence were consulted prior to lodgement. This application is accompanied by a Glint
and Glare Statement prepared by JAK Consulting Engineers.
We refer to the Architectural Design Statement prepared by C + W O’Brien Architects which outlines
the design rational for the development having regard to the surrounding built environment. We note
that there are no architectural or historic buildings of merit on or near the subject site.
The relevant environmental assessments have been considered. We note as per the EIAR Screening
Statement enclosed here with an EIAR is not required. Full environmental assessments, such as an AA
Screening Report have been prepared by qualified ecologists, Moore Group, and accompany this
planning application

SPPR 4

“It is a specific planning policy requirement that in planning the future development of greenfield
or edge of city/town locations for housing purposes, planning authorities must secure:
1. the minimum densities for such locations set out in the Guidelines issued by the Minister under
Section 28 of the Planning and Development Act 2000 (as amended), titled “Sustainable
Residential Development in Urban Areas (2007)” or any amending or replacement Guidelines;
2. a greater mix of building heights and typologies in planning for the future development of
suburban locations; and
3. avoid mono-type building typologies (e.g. two storey or own-door houses only), particularly, but
not exclusively so in any one development of 100 units or more.”
It is our view that the proposal for 4 to 7 storeys complies with the specific development requirements of
the Guidelines and is in compliance with the key SPPRs. The proposal is located within the 500m
catchment of Belgard Luas stop, is proximate to a variety of frequent bus services and is within walking
distance of Tallaght Town Centre and several key employment and educational hubs.
To this end, we conclude, the proposal can adequately accommodate increased building height and
residential densities, at this location.
74

SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24 – Planning Report & Statement of Consistency

75

SHD Planning Application – Glen Abbey, Cookstown Industrial Estate, Dublin 24 – Planning Report & Statement of Consistency

12

South Dublin County Development Plan 2016-2022

The South Dublin County Development Plan 2016-2022 is the relevant statutory planning context for the
subject site. This Plan will remain valid for 6 years, subject to any review, variations, extensions or
alterations made during the lifetime of the permission.
The consistency of the proposed development with the key policies, objectives and standards of the
County Development Plan is set out below.

12.1

South Dublin County Development Plan 2016-2022

12.1.1

Zoning
The subject site is identified below:

Figure 24 - Subject Site Zoning
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The subject site is zoned ‘REGEN’ under the current County Development Plan. The objective is “To
facilitate enterprise and/or residential-led regeneration”.
The proposed residential development comprising 170 no. units and a creche, fulfils this objective.

12.1.2

REGEN Policies and Objectives
The SDCC vision for this zoning is as follows:
“New Regeneration zoning objective ‘REGEN’ has been introduced to support and facilitate the regeneration
of underutilised industrial lands that are proximate to town centres and/or public transport nodes for more
intensive enterprise and residential led development.”
As previously stated, the subject proposal will act as a catalyst, within the area, to support and promote
residential led development. The site is opportunely located, close to Tallaght Town Centre and high
frequency transport links, to support this vision.
The area including and surrounding the subject site is identified as a housing capacity site in the County
Plan. We refer to Section 1.8.0 of the County Plan which states:
“The continued consolidation of the established urban and suburban built form is a priority during the period
2016-2022. There is significant capacity for new housing on serviced lands to the east of the M50, south of the
River Dodder and in the Metropolitan Consolidation Towns.
Underutilised industrial lands that are close to town centres and transport nodes are designated with Zoning
Objective Regeneration ‘REGEN’ (to facilitate enterprise and/or residential led regeneration). These lands are
serviced and offer significant potential for more intensive employment and/or residential development and
associated uses. The transition from underutilised industrial areas is likely to occur on an incremental basis
and may need to be supported by an economic regeneration strategy. It is envisaged that not more than 50%
of these areas will come forward for housing during the period 2016-2022.”
The proposed development has access to the strategic road, water and drainage networks and utilities.
Core Strategy
“The Core Strategy identifies capacity for approximately 40,150 housing units in the County to 2022.
Consolidation and sustainable intensification in established urban and suburban areas, through infill
development and brownfield redevelopment on ‘REGEN’ zoned lands, is a priority.”
“To promote the regeneration of underutilised industrial areas in a manner which enhances the local
economy and encourages a sequential approach to development;”
The REGEN zoned lands are specifically reflected in the Core Strategy and therefore the application for
residential development at this location is in full compliance with the Development Plan.
The following Development Plan objectives are relevant in this instance. The documentation, provided as
part of this application, demonstrates how our proposal meets and can deliver on the Council’s vision for
the area.
Objectives
CS1 Objective 2: “To promote and support the regeneration of underutilised industrial areas in areas
designated with Zoning Objective Regeneration ‘REGEN’ (to facilitate enterprise and/or residential led
development).”
CS2 Objective 4: “To promote and support the regeneration of underutilised industrial areas within areas
designated with Zoning Objective Regeneration ‘REGEN’ (to facilitate enterprise and/or residential led
regeneration).”
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H2 Objective 2: “To promote residential development through active land management and a co-ordinated
planned approach to developing appropriately zoned lands at key locations, including regeneration areas,
vacant sites and under-utilised areas.”
H8 Objective 4: “To 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.”
ET2 Objective 2: “To support proposals for more intensive compatible enterprise and/or residential led
development on lands designated with Zoning Objective ‘REGEN’, subject to appropriate design safeguards
and based on a traditional urban form that adhere to urban design criteria.”
Applicant comment: Residential development is being proposed at this underperforming and vacant
industrial site.
The proposal complies fully with the relevant design criteria, and detailed site analysis to provide a
development that is appropriate to the surrounds and reflects the transitional nature of the area.

12.2

SDCC Development Guidance – Regen Zones
In accordance with Section 11.2.4 of the Plan, development proposals in Regeneration (REGEN) zones
should address the following criteria:
(1) Demonstrate a clear transition towards a more urban form of development and a traditional street
network. Address connectivity and linkages in the area and demonstrate that the development of the site
would not give rise to isolated piecemeal pockets of residential development that are disconnected from
shops, amenities and/or other residences.
The following map identifies the location of the site in the context of adjoining facilities.
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Figure 25 – Land Use Analysis Map prepared by BMC

Open space, transport links, convenience shopping and leisure facilities are all within walking distance of
the proposed development.
Tallaght Hospital
The subject site benefits from close proximity to the Tallaght Hospital which is 1.4km (17min walk) from
the site.

Figure 26 – Distance to Tallaght Hospital
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Tallaght Institute of technology
The IT Campus is located south of the subject site, approximately 1.1km away (14min walking distance).

Figure 27 – Distance to Tallaght IT

Luas Belgard
The subject site is conveniently located near the Luas Stop at Belgard, which is 550m (7min walk) to the
north.

Figure 28 – Distance to Luas Belgard
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As shown above, significant employment centres including Tallaght University Hospital, TU Dublin
(Tallaght) Campus, and The Square are also in immediate proximity to the site.
The vacant sites adjoining our site should also be noted. We confirm that the development scheme has
been designed so that it does not prejudice the development potential of these sites.
The proposal represents an appropriate form of development which will not prejudice the development
potential of any adjoining sites.
(2) Residential development should not be introduced at ground floor level adjacent to busy roads, and/or
roads that are subject to significant movements by Heavy Goods Vehicles (HGVs).
We submit that the scheme sets back from the road at Colbert’s Fort and allows for appropriate
separation distance from the road. We also submit that Colbert’s Fort is a cul-de-sac and therefore not a
main thoroughfare for HGV’s – it is predominantly residential and therefore does not generate heavy
traffic.
Every effort has been made to provide a landscaped buffer zone between ground floor uses and the edge
of the site. The amenity facilities of the proposed development are mainly located at ground floor level,
in order to address the road frontage and to avoid apartment units located near the car parking at the
entrance to the building.

Figure 29 – Landscape Masterplan

(3) Given the transitional nature of Regeneration zones, precautions will be taken to ensure that the potential
for noise pollution, air pollution or other nuisance from established industrial uses will not exceed
acceptable environmental standards. The Planning Authority may seek a report from a suitably qualified
person to identify and quantify sources of noise pollution, air pollution, or nuisance, assess the potential
impacts on the proposed development and provide a series of recommendations to mitigate the impacts
of any pollutants insofar as possible (e.g. orientation and layout of dwellings, positioning of openings and
insulation).
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We have carried out a preliminary assessment of this issue and the design has been adapted
accordingly to include buffering of the open space areas and improving the performance of the
building envelope. A noise assessment has been carried out and accompanies this planning
application.
(4) It may be necessary to consider improvements to the surrounding road and street network in conjunction
with the Planning Authority, to calm traffic and improve pedestrian and cyclist access.
We submit that an improved and dedicated access road linking the Belgard Road and the development
site is provided as part of this planning application in order to provide a safe access and egress to the
site. The operator of the industrial site to the west has agreed, as part of this application, that HGV
access to their premises will be re-routed to an alternative existing access. HGV access will cease on
the completion of development. We refer to the letter of consent accompanying this application.
In addition, we highlight that the proposed pedestrian and vehicular connection at Colbert’s Fort is
intended to provide for ease of access onto Belgard Road and enhance the permeability of the subject
site.
It is also considered, the re-development will prevent urban blight and anti-social behaviour potentially
occurring on site.

12.2.1

Housing Policies and Objectives
H1 Objective 2: “To apply a 10% social housing requirement, pursuant to Part V of the Planning and
Development Act 2000 (as amended) to all sites that are zoned solely for residential use, or for a mixture of
residential and other uses (save where the development qualifies for a modified or amended obligation or is
otherwise exempted)”
In accordance with the objective above, 10% of units are allocated for social housing. We refer to the Part
V proposal set out in Section 6.3 of this report, Part V costings and accompanying letter provided by SDCC
Housing Department, confirming acceptability of same.
H6: “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.”
H7: “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).”
We refer to Sections 10 and 11 of this report, confirming compliance with all relevant government and
ministerial guidance relating to the housing development.

12.2.2

Density
H8: “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.”
In response to the above, it is noted that the residential density of 187 units per ha (gross) is appropriate
having regard to the regeneration zoning of the site, proximity to public transport and physical and social
infrastructure located in the Town Centre. The existing and proposed infrastructure have the capacity to
support the proposed development.
H8 Objective 5: “To ensure that developments on lands for which a Local Area Plan has been prepared
comply with the local density requirements of the Local Area Plan.”
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Section 13 of this report outlines how the Tallaght LAP expresses the intensity and density of development
through plot ratio and building height standards. The plot ratio requirement for the site is 0.75 to 1.0. The
proposed development which generates a plot ratio of 1.52 is not therefore consistent with the above
policy but it considered acceptable with national policy. We refer to the Material Contravention
Statement prepared by this office, which sets out that it is our opinion that the residential density
positively contributes to the surrounding area by virtue of its location and proximity to public transport
services, employment and educational facilities and local amenities within Tallaght Town Centre.
H10: “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 proposal provides a mix of units including 9 no. studios, 94 no. 1 bed, 36 no. 2 bed, 24 no. 2 bed
(duplexes) and 7 no. 3 bed apartments. Of these, 17 no. units are allocated for social housing use. The
apartment mix provides greater variation to housing tenure in the area. Kilnamanagh to the north east of
the site, for instance, is dominated by 3 bed semi-detached houses. All units are designed in accordance
with apartment guidelines. We refer to the Housing Quality Assessment prepared by C+W O’Brien
Architects for more information.
H13: “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.”
All ground floor apartments are provided with terraces separated from public and communal areas by
soft landscape buffers. As illustrated in the elevation drawings, balconies/terraces on the north elevation
of Block A and ground floor units to the east of Block B, are staggered to provide enhanced separation
between adjoining units. Communal spaces provided in the central courtyard and at fourth floor level in
Block B are carefully integrated into the design to promote interaction among residents. We refer to the
landscape drawings prepared by Cunnane Stratton Reynolds for more information.
H14: “It is the policy of the Council to ensure 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.”
All units are designed to allow for internal flexibility over the lifetime of the scheme. The internal
communal areas comprising reception, gym, lounge, cinema/tv room, events rooms and ancillary areas
cater to the changing needs of residents. The spaces could be reconfigured to suit alternative uses, as
required.

12.2.3

Building Height
We refer to Housing Policy 9 Objectives 1, 2 and 3 which encourages varied building heights in new
residential developments that support compact urban form, urban legibility and visual diversity and
create a sense of place.
H9 Objective 2: “To ensure that higher buildings in established areas respect the surrounding context.”
H9 Objective 3: “To ensure that new residential developments immediately adjoining existing one and two
storey housing incorporate a gradual change in building heights with no significant marked increase in
building height in close proximity to existing housing (see also Section 11.2.7 Building Height).”
In response to the above, we note that the development comprises 2 blocks. Block B, responding to the
single storey units to the south at Colbert’s Fort ranges from 4 storeys (c.13.1m) to 7 storeys (c.23m). Block
A is 7 storeys with an overall height c.23m.
UC6 Objective 3: “To 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.”
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Section 13 of this report refers to the Tallaght LAP which advocates heights of 3-4 storeys for the subject
site. The proposed development is not therefore consistent with the above policy. We refer to the
Material Contravention Statement has been prepared by this office, which sets out that it is our opinion
that the 4 – 7 storey building positively contributes to the surrounding area by virtue of its high quality
design approach.
With the exception of Colbert’s Fort Cottages, the surrounding commercial and partially vacant lands are
not sensitive in nature. Having regard to the intent of adjoining landowners to re-develop their sites and
masterplan for the wider area, it is our professional opinion, that the proposal at 4-7 storeys can be
absorbed into the regeneration zoned area and emerging residential context. It does not preclude the
development of adjoining sites.

12.2.4

Community Facilities
C7: “It is the policy of the Council to ensure that all communities are supported by a range of sporting facilities
that are fit for purpose, accessible and adaptable.”
The development includes a gym and events spaces that could be used for a variety of exercise and
recreation uses. Furthermore, the ancillary amenity spaces are flexible in design and could be used for
remote working. The design and layout of internal and external communal spaces will help to foster a
sense of community within the scheme.
C8: “To support the provision of small scale childcare facilities in residential areas subject to appropriate
safeguards to protect the amenities of the area, having regard to noise pollution and traffic management.”
The proposal includes a creche at ground floor level of Block A, accessed from the northern (front)
elevation of the scheme. The space comprises the following rooms: babies, wobblers, toddlers and a
children room serving up to 30 no. children ranging from 0-6 years. An outdoor soft play space with an
area of 75sqm is located to the south of the creche. Residents of the scheme will avail of the childcare
facility negating the need to travel by car. Similarly, staff will be encouraged to use alternative transport
such as bus, luas light rail and walking/cycling having regard to the accessible location of the site.
Notwithstanding the above, flexible spaces are located to the north of Block A, facilitating visitor/dropoff parking, as required.

12.2.5

Transport Objectives
TM3: “It is the policy of the Council to re-balance movement priorities towards more sustainable modes of
transportation by prioritising the development of walking and cycling facilities within a safe and traffic
calmed street environment.”
TM3 Objective 2: “To ensure that connectivity for pedestrians and cyclists is maximised in new communities
and improved within existing areas in order to maximise access to local shops, schools, public transport
services and other amenities, while seeking to minimise opportunities for anti-social behaviour and
respecting the wishes of local communities.”
TM3 Objective 3: “To ensure that all streets and street networks are designed to prioritise the movement of
pedestrians and cyclists within a safe and comfortable environment for a wide range of ages, abilities and
journey types.”
TM3 Objective 4: “To prioritise the upgrade of footpaths, public lighting & public realm maintenance and
supporting signage on public roads/paths where a demonstrated need exists for busy routes used by runners
& walkers.”
TM7: “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.”
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We refer to the Transport Impact Assessment and Mobility Management Plan prepared by Curtins
Consulting Engineers for more information relating to compliance with the above objectives.
We refer also to the lighting plan prepared by JAK Consulting for more information.

12.2.6

Energy
E4: “It is the policy of the Council to ensure that new development is designed to take account of the impacts
of climate change, and that energy efficiency and renewable energy measures are considered in accordance
with national building regulations, policy and guidelines.”
We refer to the Energy and Sustainability Report prepared by JAK Consulting Engineers which outlines
the sustainable and energy efficient measures that have been designed and incorporated into the
scheme, in accordance with national building regulations and guidance.

12.2.7

Masterplan
We note that the site has been designed having regard to the overall masterplan for the area, in
accordance with the key considerations for masterplanning outlined in the County Plan. All aspects
relating to access and movement, open space and landscape, land use and density, built form and phasing
have been adequately addressed as part of the exercise. We refer to the Design Statement prepared by
C+W O’Brien Architects for more information.

13

Tallaght Local Area Plan 2020

The Tallaght Local Area Plan 2020 came into effect on 20 July 2020. Following receipt of the Board Opinion,
it was considered prudent to await the adoption of the LAP before preparing the SHD application to the
Board.
The policies and objectives of the LAP including the overarching objectives outlined in the urban
framework for the area have been carefully considered and implemented in the overall design and layout
of the proposed development.
The subject site is located in Cookstown Industrial Estate, north of Tallaght town centre. The subject site
is identified as being located within the Cookstown Neighbourhood and development parcel known as
‘Cookstown CT-G’ in the LAP. The site is proximate to bus transport services on Belgard Road, c.270m
distant and Belgard Luas Stop, c.550m distant and employment hubs and local services. As such, the area
is characterised as a “mixed-use residential and employment led neighbourhood with distinctive urban
qualities and high levels of access to public transport and the urban centre, which will support existing
businesses and additionally support the expansion of further small to medium size businesses and will
continue to provide support for higher intensity employment.”
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Key Objectives for Cookstown (CK):
Objectives for Cookstown
CK1: Emergence of a vibrant mixed use residential-led
neighbourhood.

CK2: Create new urban block structure.

CK3: Deliver a mix of new open spaces, including
provision of a new urban square or plaza at a central
location at, or in close proximity to, the junction of
Cookstown Road and Second Avenue. The exact
location, design and delivery of this space to be
progressed by SDCC in discussion with landowners in
the area.

CK4: Improve legibility throughout the area and
provision of new streets linking to nearby hubs and
The Centre.

CK5: Delivery of a variety of building types around
Luas stops.

CK6: Support provision of a new primary school if
deemed necessary by Department of Education and
Science.
CK7: Utilising location as source of River Poddle,
incorporating it into public realm and open space and
green/blue infrastructure asset strategies.
CK8: Encourage and facilitate higher intensity
employment uses and economic development.

CK9: Encourage design proposals to provide
appropriate space to accommodate non- residential
uses, particularly for existing businesses in the
Cookstown area which can be appropriately
accommodated in a mixed-use development with a
substantial residential component.
CK10: Explore the feasibility of uplifting the River
Poddle and incorporating into public realm, open

Demonstration of Compliance
The subject site has been largely vacant for
several years. The proposed development
comprising 170 no. units will help to establish a
vibrant
community,
reinvigorating
the
underutilised commercial site zoned for
regeneration purposes.
Blocks A and B with active frontages create
strong urban edges to the north, south and east.
The L-Shaped layout facilitates a mirrored block
to the west of the site as part of an overall
masterplan in keeping with the principles of the
LAP relating to urban form.
The proposal creates a new public plaza opening
out onto Colbert’s Fort. The communal
courtyard area and terrace at fourth floor level
will be utilised by future residents. All units are
designed with quality private terraces and
balconies.
The internal street to the north and Colbert’s
Fort to the south facilitate future linkages to the
west connecting Cookstown Road (New Urban
Square) with Belgard Road.
The open plan layout facilitates pedestrian
connections through the site, benefitting future
and adjoining residents travelling north of the
site to Belgard Luas Stop and south towards the
Town Centre. Further connectivity will be
achieved as east-west connections develop on
adjoining sites.
The 4-7 storey build-to-rent apartment
development complements the existing
commercial premises and is considered
appropriate having regard to the site’s location
within a 500m catchment of the Luas.
A new school is identified in the Town Centre
neighbourhood, north of Belgard Square North.
-

The residential development supports adjoining
employment uses in the nearby business parks,
TU Dublin Tallaght, Tallaght Hospital and
commercial and retail services in the Town
Centre.
The proposed creche will support the childcare
needs of future residents.
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space and green/blue infrastructure asset strategies
as part of proposals for development.
Objectives Specific to Development Parcel ‘CT-G’

Land Use Mix/ Urban Function
The Plan envisages the regeneration of the Cookstown neighbourhood to a mixed use residential and
commercial quarter, in conjunction with the development of opportunity sites located in The Centre
neighbourhood.
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Cookstown is defined in the LAP as “An attractive mixed use residential led neighbourhood with distinctive
urban qualities and high levels of access to public transport and the urban centre.”
The surrounding Cookstown area, zoned regeneration, generally comprises low-rise industrial and
commercial uses with low density employment/underutilisation and in some cases vacancy. The LAP
proposes more intensive uses in these transitional and transformational areas to accommodate higher
density residential and employment uses.
This is supported by the site’s location within the 500m catchment of Belgard Luas Stop and proximity to
enterprise/employment uses associated with Tallaght University Hospital and TU Tallaght Dublin Campus
for example. Residential and childcare uses are permissible under the ‘REGEN’ zoning and compatible
with the adjoining uses.
The cottages on Colbert’s Fort are an anomaly within this mixed commercial area. The subject site will
strengthen the established residential cluster and contribute to the sense of community at this location.
The changing nature of the site in proximity to existing commercial premises is acknowledged however.
Careful consideration has been afforded to the layout and orientation of the proposal and separation
distances between adjoining sites.
Furthermore, the adjoining processes are not considered to contribute to significant air pollution or
general nuisance given their classification as commercial/light industrial uses – SBG Gym to the north of
the site, Comans Beverage Distribution Facility to the west, HSE building to the east, 4 no. light
engineering/office units arranged in 2 blocks to the south east. No heavy industry uses that could
potentially generate noise/air pollutants adjoin the site. We refer to the noise assessment accompanying
this application, which concludes:
“This noise impact assessment report has considered both the inward noise impact associated with external
noise sources including road traffic and the outward noise impact including construction noise on the
receiving environment and the operational noise that various aspects of the development will have on each
other.
It is concluded that provided that all aspects of noise control by design and mitigation are implemented, the
proposed development will not have an adverse impact on the receiving environment and that all residential
units will be constructed to achieve appropriate sound insulation.”
Intensity of Development
The LAP advocates higher and medium intensity areas located “primarily around the existing retail and
administration centre, that is, The Centre and the Luas Stations on the Cookstown and Belgard Roads.”
We refer to the architect’s design statement and area schedules accompanying this application for more
information regarding the intensity of development as informed by the three tenets plot ratio, height,
and density.
The low-high dwelling range derives from an assumed average gross floorspace of 100sq.m per dwelling
for residential buildings
Plot Ratio
Having regard to the Cookstown Neighbourhood and specifically land parcel CT-G outlined in the LAP, the
plot ratio range applicable to the subject site is 0.75 (minimum) - 1.0 (maximum).
The proposed plot ratio for the site is 1.52 (excluding the basement storey containing ancillary plant, waste
areas, stores and car parking area).
Proposals that exceed plot ratio and building height standards need to deliver significant public gain, to
be assessed on a case by case basis, by the Planning Authority.
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“Flexibility in relation to the gross floor area of up to 20% of the plot ratio ranges may generally be applicable
where there is a strong design rationale for an increase in density/height and the development will result in
a significant public gain.
A significant public gain includes:
• The dedication of part of the site for public open space including parks and plazas, above the
standard 10% requirement for public open space on site.
• The creation of streets and links that provide access through and access to a site.
• Major upgrades to streets surrounding the site including works such as street widening, new
enhanced junctions and crossing points and realignments.
• Provision of community and/or cultural amenities that will significantly contribute to the social
infrastructure in the area; and/or
• Other public domain works or improvements to be agreed with the Council.”
The proposed plot ratio, exceeds the stated figures and flexibility in relation to gross floor area of up to
20%. Notwithstanding the above, several key planning gains are provided including:
• The public open space provision in the form of landscaped linear spaces and small plaza opening
out onto Colbert’s Fort equates to 12% of the site area, exceeding the 10% requirement by 2%. We
note that this is based on the gross site area which includes the access road serving multiple sites
including Comans to the west and HSE to the east. Taking the development site area as the basis
for calculating open space, this equates to 16%.
• Road/streetscape upgrade works are proposed at Belgard Road and Colbert’s Fort improving the
quality of the public realm for all road users.
• The proposal includes upgrade works to the existing internal access road to the north and
regularisation of parking serving the adjoining site.
• A new shared vehicular and pedestrian access road is proposed to the west of the site, enhancing
and promoting permeability with adjoining sites, as the wider area develops in the future.
Building Height
The height strategy provides up to 6-7 storeys residential with + 1 recessed storey at sites in close
proximity to Luas stops. Notwithstanding the site’s location with the 500m Belgard Luas catchment, the
subject site is identified as “other frontages” with heights of 3-4 storeys (Residential/Non Residential).
The proposal provides building heights of 4-7 storeys.
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Figure 30 – Urban Structure for Cookstown (Subject site outlined in red)

Section 2.6 of the LAP states:
“To reflect the importance of placemaking at key public transport stops and key public spaces, flexibility in
relation to the plot ratio range and the potential for higher buildings (2-4 storey increase on typical levels
set in the LAP) may be considered at certain locations which are considered to be key or landmark sites,
subject to exceptional design which creates a feature of architectural interest, a significant contribution to
the public realm at these locations and mixed uses at ground floor level. These requirements are subject to
criteria for taller buildings set out in Section 2.6.2. This provision may apply where the site is directly adjacent
to the following:
• High capacity public transport stops (i.e. a Luas stop or high frequency bus stop (i.e. 10-minute peak hour
frequency) on a dedicated bus lane);
• The proposed ‘New Urban Square’ north of Belgard Square North in the Centre neighbourhood;
• The proposed ‘New Urban Square’ within the Cookstown neighbourhood; and
• The proposed Transport Interchange and adjacent proposed ‘Urban Space’ in the Centre neighbourhood.
This provision will only apply to the extent of a site which is within 100m walking distance of the above
locations and will only be considered where the Planning Authority is satisfied that provision of the above
facilities will be achieved.”
We note that the subject site is located c. 100m from the proposed ‘New Urban Square’, a key urban space
located within the Cookstown neighbourhood. The site can therefore benefit from a 2-4 storey increase
on typical levels of 3-4 storeys for commercial/residential development, as illustrated in Figure 30 above.
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The LAP goes onto state:
“In general, buildings that exceed the prescribed general buildings heights should only be provided at the
locations indicated as having ‘Potential for Higher Buildings’ in the Building Height Strategy (see Figure 2.4)
and at locations adjacent to the key public transport stops and key public spaces identified in Section 2.6.
A 2–4 storey increase on the above typical levels of the LAP Heights Strategy may
be considered for key or landmark sites or where sites exceed 2 ha in area and can establish its own identity
(see Section 8.2 Implementation). Tall buildings must have regard to the following criteria:
• Surrounding, established scale and height.
• Impact on daylight and sunlight of the development, surrounding development and private, semi-private
and public open spaces.
• Impact on skyline, urban silhouette or streetscape (including overbearing).
• Other social or physical infrastructural benefits from the development, such as public realm contribution.
• Proximity to high quality public transport.”
In response to the above, the following is noted. The proposal responds to the surrounding context
particularly on Colbert’s Fort by stepping down to 4 storeys. While the proposal will alter the streetscape
when viewed from properties on Colbert’s Fort, generous distances of up to 32m between sensitive
receptors help to mitigate against potential overbearing or overlooking. Similarly, the area to the south
of Block B vastly improves the appearance of the site in its existing condition. The open landscaped public
plaza makes a positive contribution to the quality of the public realm.
The proposal is the first of its kind at this location and will act as a catalyst for change in the wider area.
The increased heights are justified having regard the positive benefits of the scheme and proximity to
public transport offerings.
Distance to Public Transport Services

Distance to Public Transport Services

Belgard Road
Belgard Luas Stop

260m / 3 min walk
550m / 7 min walk

Belgard Square North

650m / 8 min walk

Table 16: Proximity of the Subject Site to Public Transport Services

The qualitative standards relating to residential amenity are stringently upheld, as outlined in Section 11.6
relating to Apartment Guidelines and Building Height Guidelines. We refer to the Sunlight/Daylight Report
prepared by JAK Consulting Engineers for more information. All internal and external amenity spaces are
afforded a high level of amenity.
The proposed development increases permeability through the site and between adjoining sites,
enhancing connections to public transport services, Tallaght Town Centre and employment/education
centres nearby.
Notwithstanding the above argument presented in relation to height, we refer to the Material
Contravention statement for more information.
We draw the Board’s attention to the recently permitted development at Units 66 & 67 Fourth Avenue,
Cookstown Industrial Estate (ABP Ref. 308398-20 refers).
The Board Inspector made the following statement in relation to building height:
“The proposed development would be significantly denser than the adjoining industrial units and should
be viewed in the context of the surrounding area which has experienced a transition towards to a more
urban / denser area, with a mix of uses, including apartment blocks of varying heights and significantly
increased densities. In this regard recent grants of permission, include ABP 306705-20 granted in 2020 for the
construction of 502 no. apartments, a creche and 3 no. retail units in a development with a maximum height
of 8-storeys at the junction of Airton Road and Greenhills Road, approx. 500m east of the subject site; ABP
305763-19 granted in 2020 for the demolition of existing buildings and the construction of 328 no. apartments
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and a creche in a development with a maximum height of 9-storeys, at the junction of Belgard Road and
Airton Road, approx. 375m east of the subject site; ABP 303306-19 granted in 2019 for the construction of 438
no. apartments and 403 no. student bedspaces, a crèche and 6 no. retail / commercial units in 5 no. blocks
with a maximum height of 10 storeys, at the junction of Belgard Road and Belgard Square located approx.
90m east of the subject site. ABP 303803-19 granted in 2019 for the construction of 196 no. ‘build to rent’
apartments and a creche, in a development with a maximum height of 9- storeys, at the junction of Second
Avenue and Cookstown Way, approx. 550m north west of the subject site. Having regard to these recent
planning permissions in the wider area, it is my view that the surrounding area is in transition and
undergoing a major change in its profile of development and that the proposed development would
reinforce that changing profile.”
The Inspector concluded by stating “I have no objection in principle to the proposed height or design of the
development. While it is acknowledged that it would introduce a new feature in the skyline it in my view that
it would not result in an overbearing impact, overdevelopment of the site or have a negative visual impact.”
Residential Mix and Tenure
The unit mix as illustrated in Table 17 below, contributes to the overall dwelling mix in the locality. Units
at Colbert’s Fort comprise a mix of single storey detached and terraced units. The proposed development
comprises studio apartments and 1, 2 and 3 bed units ranging from 37sqm to 94sqm in area, catering to
the varied needs of future occupants.
A high proportion of 1 bed units is proposed given the young population of Tallaght, as demonstrated
below.
• 67% of people living in the area are under 40 years old.
• 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.
The mix of 2 bed units, 2 bed (duplexes) and 3 bed units provides an opportunity for young professionals
and couples living and working in the area to up-size from studio and 1 bed units to more spacious
apartments as their family and accommodation needs change over time. The proposal also caters to the
needs of older people wishing to downsize to apartment living. The Built-to-Rent arrangement with
ancillary residential amenities facilitates long-term rental and enables residents to stay in the area over an
extended period, creating a greater sense of community.
The proposal development provides mixed tenure in the form of long-term Built-to-Rent units and social
housing equating to 10% of the total number of units.
There is a total of 170 no. BTR units proposed within this scheme as follows:
BTR Unit Type
Studio
1-bed
2-beds
2-beds
2-beds
3-beds

No. Person
Proposed Floor Area
1 person
c.37–38 sqm
2 person
c.45-58 sqm
3 person
c.69sqm
4 person
c.73-83 sqm
4 person duplex
c.93 sqm
5 person
c.91-98 sqm
Total Unit No./Bedspaces No.
Table 17 - Housing Breakdown

No. Units
9
94
2
34
24
7
170

Bedspaces
9
188
6
136
96
35
470

We refer the Planning Authority to the conflicting objective RE2 relating to a minimum mix of 3 bed units
at 30%. The objective contradicts SPPR 8 (i) of the Apartment Guidelines whereby no restrictions on
dwelling mix exist for BTR schemes. We refer to Section 13.5 of this report for more information.
Objective RE2: “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.”
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Objective RE5: “It is the policy of the Council to support Build to Rent developments that comply with the
housing/occupancy mix requirement specified in this Section and national policy, in particular with the
policies and objectives set out in ‘Sustainable Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authorities (2018)’.”
The LAP acknowledges the role BTR schemes have in creating a balanced supply of housing, however, “it
is an ambition of the LAP to encourage the provision of at least 30% owner occupied units across the LAP
area.”
“On sites where a developer demonstrates that 30% private sale/owner occupation units cannot be achieved
based on assessment against Plan criteria including viability considerations, an alternative scenario may be
considered. However, provision of more than 60% BTR must be accompanied by evidence that the level of
BTR provided is justified.”
The nature of BTR schemes is that each unit cannot be sold or leased for a period of not less than 15 years,
as outlined in the legal covenant accompanying this application. In this instance, the scheme cannot fulfil
a 30% owner occupancy. In any case the objective is an general “ambition” not a requirement and relates
to the LAP area as opposed to individual development sites.
The proposed unit type and mix is justified having regard to the existing and recently permitted
developments in the area including:
o

Units 5A-C Second Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24, under ABP
Ref.303803-19; and

o

Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Dublin 24, under ABP Ref. 308398-20.

o

Permission is currently being sought for a BTR scheme on lands west of Old Belgard Road and
north, south and west of Cookstown Road, Cookstown Industrial Estate, Dublin 24 under ABP
Ref. 309731-21.

Given the dispersion of BTR Schemes in the area and having regard to the provisions for such housing
tenure underpinned by national policy and ministerial guidance, the proposed mix and tenure is
considered acceptable.
Urban Form
The urban form and block layout identified in the LAP, identifies a tertiary route traversing the subject site
diagonally from south east to north west.
Given the complexities associated with multiple landownerships and masterplanning, it is impossible to
faithfully comply with the urban form outlined in the LAP. It is understood at this time that the adjoining
site to the east, owned by the HSE, will be redeveloped and is in the early design stage. The applicant has
engaged with owners of the sites to the north and west. The proposed layout and masterplan for
adjoining lands is an appropriate and realistic design approach to future development.
The proposed scale and layout does not inhibit the use of adjoining sites nor preclude their future
development. The development comprises Block A, a 7-storey building with frontage to the north and
Block B, a 4-7 storey L-Shaped structure with frontages to the east and south. The subdivision of Blocks A
and B reduce the perceived bulk and scale of development. In accordance with Section 2.6.3, Block B is
no longer than c.61m in length.
The street hierarchy on and surrounding the site heavily informed the proposed design. In response to
the local context and low -rise cottages fronting the tertiary street at Colbert’s Fort, generous set-backs
of up to 32m and reduced building heights are provided to the south of Block B. The result creates in an
appropriate street interface at Colbert’s Fort. The internal street with access to Belgard Road facilitated
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increased building heights given the nature of this higher order street with generous street widths and
enhanced pedestrian facilities. In accordance with the principles of Section 2.6.3, all sides provide active
frontages with no featureless gables.
The requirement to provide mixed-use frontage is not as stringent given the site’s location off Belgard
Road. Notwithstanding the above, the creche activates the streetscape to the north of the site. Own door
ground floor units will contribute to the vibrancy and character of this street.
Pedestrian access is prioritised throughout the scheme design, as such, car parking is largely provided at
basement level.
The design materials and finishes establish a high quality residential environment that will be a benchmark
for the development of the wider area. Materials comprise selected brick finishes and metal cladding with
quality contemporary fenestration. We refer to the architectural drawings and design statement
prepared by C+W O’Brien Architects for more information.
Access and Movement
Belgard Road (R113) is identified as a primary route connecting the N81 at Tallaght with the N7 at
Newlands Cross/Naas Road. From here, the R113 known as the Fonthill Road (North and South) connects
with the N4 at Liffey Valley. This important route runs parallel with M50 connecting key employment
areas. Furthermore, the site is located with the 500m catchment of the Luas at Belgard Luas Stop.
The upgraded street from Belgard Road has been designed in accordance with the requirements of the
Design Manual for Urban Roads and Streets (DMURS) (2013), the National Cycle Manual (2011) and the
Guidelines for Setting and Managing Speed Limits in Ireland (2015).
The subject site prioritised vehicular travel, given the nature of the previous commercial use on site. This
is evidenced in the existing 9.5m wide access located to the south west of the site at Colbert’s Fort and
the vehicular access road to the east of site at Belgard Road. The proposed residential use seeks to
prioritise pedestrian access across the site.
In this instance, a public plaza opens out onto Colbert’s Fort promoting pedestrian and cyclist access while
limiting vehicular travel to refuse and emergency vehicles only via one-way access running along the
western site boundary.
It is noted that existing refuse collections serve this laneway at Colbert’s Fort. The laneway width (5.5m)
and junction radius proposed at the south west site corner can easily serve and access the proposed
development via a one-way route through the site. The scheme layout facilitates filtered permeability with
the central core accessible to pedestrian/cyclists only.
All necessary road/footpath improvements required at the southern boundary to Colbert’s Fort will
facilitate the future LAP proposal to connect the Belgard Road with Cookstown Road.
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Figure 31 – Site Connectivity (Diagram prepared by C+W O’Brien Architects)

It is envisaged that vehicular traffic serving the subject site and adjoining Comans site, will use the
improved and dedicated street to the north of the site accessed off Belgard Road. The proposed access
routes will connect the subject site with Tallaght Town Centre in just 8 minutes.
Having regard to the above, the proposed development as it relates to access and movement is wholly in
accordance with Objective AM2 of the LAP.
Objective AM2: It is an objective of the LAP to encourage the principle of filtered permeability at suitable
locations throughout the LAP area.
As discussed in detail above, a total of 73 no. car parking spaces at surface and basement level have been
allocated for the entirety of the development. This comprises 64 no. spaces dedicated to the proposed
development at basement level, 4 no. accessible parking spaces, 5 no. visitor spaces at the entrance to
the proposed development.
This equates to a car parking ratio of 0.37 per unit which has been deemed acceptable by the Board on
other BTR schemes. This is further referenced in the ‘Planning History’ section of this report (Section 7).
We refer to Section 8.10 of this report and note that precedent has been set for similar parking ratios, as
granted by the Board.
We confirm that the proposed development with a parking ratio of 0.37 is in line with BTR parking ratios
granted thus far by the Board.
Open Space/Public Realm
In accordance with Section 2.7.2 of the LAP, public open space is integrated within the overall open space
and green infrastructure strategy for the LAP area. The public open space areas to the south and east of
the site integrate seamlessly with the private landscaped terraces at ground level.
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The central communal courtyard is a key feature of the scheme with residential units fronting the space.
The space facilitates recreation, interaction and play of all age groups. Children’s play areas are provided
within the scheme and include spaces that facilitate natural play and a dedicated fenced soft play area
with equipment and seating, in accordance with Section 5.3.3 of the LAP.
Additional communal space is provided in the form of a landscaped terrace at fourth floor level. The
quantum and size of the outdoor communal areas (1005sqm in area) exceeds the requirements of the LAP
and Apartment Guidelines. The space was designed with appropriate planting and screening to create an
additional sheltered amenity space. All communal and public open spaces are west, south or east facing,
maximising solar gain throughout the year.
The landscaped areas vastly improve the level of vegetative cover on site. The hierarchy of spaces created
in the private, communal and public open spaces enhance species variation, thus promoting biodiversity
on site. Physical linkages between these spaces encourage wildlife corridors to flourish on site.
“A minimum of 10% of the gross site area shall be dedicated for use as public open space within any proposal
for development which shall be of a high quality and integrated into an overall interconnected network of
public open space and green routes.”
An area of public open space of c. 1095sqm is provided as part of the proposed development, which
equates to c. 12% of the site area. This is located in a central overlooked urban square and a street plaza at
Colbert’s Fort. A development standard of 10% of open space on REGEN zoned sites is suggested by the
Development Plan – the proposal is therefore in excess of Development Plan standards.
Easily accessible to all residents, the central and communal public open spaces benefits from the passive
surveillance of a number of the units and will create a quality amenity area.
Furthermore, we submit that the plaza to Colbert’s Fort allows for a more attractive and inclusive urban
realm. This space acts as an urban edge along that boundary with Colbert’s Fort and will reinforce the
sense of place along this existing residential area. It will also act as a soft transition between the proposed
development, Colbert’s Fort and the area as a whole.
In addition, a small external amenity space to the north east of the site will also be reserved for public
open space and will ensure a permeable transition with the adjoining site once redeveloped.
Private amenity areas are directly accessible to living areas as an extension of the internal amenity spaces.
Water Services
Having regard to the County Plan and LAP, it is understood there are no water supply constraints in the
area.
The site is located in Flood Zone A with low risk of flooding. Notwithstanding the above, surface water
management was thoughtfully considered on site. The use of green roof, green areas and permeable
paving have reduced the attenuation volume.
Buffer planting is provided along the site perimeter to enhance surface water management and
biodiversity across the site. Green roofs are provided across Blocks A and B . We refer to the engineering
report prepared by Curtins Consulting Engineers for more information.
Energy Efficient Design
In accordance with Section 7.4.1 of the LAP, the development has been design to achieve a high level of
thermal efficiency with highly insulated building fabric and optimising passive solar gains. The design
ensures all apartments have a very high energy performance. Energy requirements will be derived from
renewable sources.
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The thorough analysis and design modelling carried out by JAK Consulting Engineers show that the most
suitable system for the development is a centralised system located in basement plantrooms.
The centralised system includes high efficiency heat pumps working together with modulating gas boilers
in cascade arrangement providing heat and hot water for each apartment via heat interface units in each
apartment. The design also includes provision for connection to Heatnet District heating which is currently
being developed by South Dublin City Council once the system will be extended into the area.
Childcare
In accordance with Sections 5.3.2 and 9.4 of the LAP, the proposal includes a creche (c.163sqm total floor
area) with outdoor play area (c.75sqm) located at ground floor level in Block A. The estimated capacity of
the creche is 30 no. children and 6 no. staff.
The creche has evolved as part of the design process. The considered design approach with convenient
ground floor access, basement car parking, generous floor areas and internal and external amenity play
areas cater to the childcare needs of all future occupants.
It is envisaged the creche will cater for up to 30 no. full-day care/sessional/after school spaces for 5 hours+
per day. This purpose built creche will provide childcare for residents negating the need for additional
parking. Families will walk to and from their apartments to the creche. Car parking is facilitated at surface
and basement level.
In addition to the play area serving the creche, children’s play areas are provided within the scheme and
include spaces that facilitate natural play and a dedicated fenced soft play area with equipment and
seating, in accordance with Section 5.3.3 of the LAP.
Social Infrastructure
In accordance with Section 5.3.7 of the LAP, the proposal is accompanied by a social infrastructure audit.
“Applicants for significant developments (100+ units) will be required to submit a social infrastructure
assessment to include an implementation and phasing programme, which demonstrates the facilities
available/required to adequately service their development.”
Amenities provided within the development will be delivered in a single phase, in tandem with the
development.
Implementation and Sequencing
Section 8.0 of the LAP states the following in relation to phasing and sequencing of development:
“The development of the identified regeneration lands at Cookstown and Broomhill alongside the Town
Centre lands should generally be phased in accordance with the sequential approach:
• Development should extend outwards from the town centre and high-quality public transport with land
closest to the centre and public transport nodes being given preference, i.e. ‘leapfrogging’ to stand alone or
isolated areas should be avoided; and
• A strong emphasis will be placed on encouraging infill opportunities adjacent to compatible existing uses
and ensuring better use of under-utilised lands (Objective IS 1).
Only in exceptional circumstances should the above principles be contravened, for example, where a barrier
to development is involved or where proposals are brought forward for sites of 2 hectares or more within
the regeneration lands that comply with the Urban Framework of the LAP.”
Section 8.2.1 goes onto state:
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1. “Demonstrate a clear transition towards a more urban form of development and a traditional street
network in accordance with Chapter 2 and 3;
2. Address connectivity and linkages in the area and demonstrate that the development of the site would
not give rise to isolated piecemeal pockets of development with residential uses that are disconnected
from public transport, public realm, retail, amenities and/or other residences;
3. Residential development should be very carefully designed at the lower levels in particular adjacent to
existing busy roads, and/or roads that are subject to significant movements by Heavy Goods Vehicles
(HGVs) without demonstrated or proposed improvements to upgrade the street network in accordance
with the Plan;
4. Demonstrate that the potential for noise pollution, air pollution or other nuisance from established
industrial uses will not exceed acceptable environmental standards. The Planning Authority may seek a
report from a suitably qualified person to identify and quantify sources of noise pollution, air pollution,
or nuisance, assess the potential impacts on the proposed development and provide a series of
recommendations to mitigate the impacts of any pollutants insofar as possible (e.g. orientation and
layout of dwellings, positioning of openings and insulation); and
5. As part of any planning application for redevelopment, the developer shall demonstrate a rationale for
the site selection of the proposed development in relation to existing, permitted and proposed
development. In general, integration with adjoining development and/or the urban form of the
established Centre will be required to prevent piecemeal or premature development. Developers should
sequence the delivery of Cookstown radially from the Town Centre, Luas stops and the perimeter.”
The subject proposal is compliant with the above objectives having regard to the following:
•

•

•

•
•

•

The proposed layout creates a new distinct urban form of development with frontages to all site
perimeter boundaries. The L-Shaped layout of Block B is bookended by Block A, enclosing the
courtyard space. This arrangement allows a similar type of development to be mirrored on the
adjoining Comans site, in the future, consolidating the form. The proposed north south connection
along the western boundary creates a shared access route akin to a traditional residential street which
will be planted and passively overlooked by the development.
The proposal is part of a wider masterplan for the area. The proposal sits comfortably into the site and
its general form, layout, public open space, access routes will facilitate the development of
surrounding sites with ease and in a comprehensive and considered manner. The proposal facilitates
the future connection and permeability between Cookstown Road and Belgard Road through the
upgrade works to the public realm at Colbert’s Fort.
As demonstrated in the transport impact assessment accompanying the application, it is understood
that no significant HGV activity will traverse the access road to the north leading to the Comans site.
Comans have confirmed a number of alternative access routes will be used to serve their site once the
subject site is developed.
The development potential of adjoining sites was a key consideration in designing the proposed
scheme. No blank gables are proposed. Similarly, the block layout and central open space can be
replicated to the west at the adjoining Comans site.
This proposal is accompanied by appropriate noise assessment and conclude that the existing
industrial processes on surrounding sites will not impact the residential amenity enjoyed by future
occupants. Furthermore, the adjoining processes are not considered to contribute to significant air
pollution or general nuisance given their classification as commercial/light industrial uses – SBG Gym
to the north of the site, Comans Beverage Distribution Facility to the west, HSE building to the east, 4
no. light engineering/office units arranged in 2 blocks to the south east. No heavy industry uses that
could potentially generate noise/air pollutants adjoin the site.
The property has been intermittently vacant for several years. The most recent use was that of an
indoor market operating at weekends. The proposed development is less than a 6min walk from the
Belgard Luas stop and bus services operating on Belgard Road.
The wider industrial area is undergoing significant change at present. We refer to the recent
application submitted on lands to the north west of the site known as Cookstown Castle SHD - ABP309731-21. The subject application will help to consolidate the urban block located to the south of
Belgard Luas Stop.
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14

Conclusion
As demonstrated in this report, it is considered that the subject proposal is consistent with all relevant
requirements set out in national, regional and local planning policy documents.
Supported by national policy and the site’s regeneration zoning, the proposed residential development
represents an appropriate residential density and building height. The proposal vastly improves the
existing condition of the neglected brownfield site, having subsequent benefits to existing and proposed
residential developments in the vicinity. The proposal delivers a high quality built environment providing
much needed housing at this highly accessible location, proximate to amenities and services within the
Cookstown and Tallaght area.
Where the subject proposal varies from the requirements of the local planning policy, these matters are
appropriately addressed in the attached material contravention statement where it is shown the subject
proposal complies with national planning policy.
Furthermore, we can confirm that we have addressed insofar as possible all pre-planning feedback
received from South Dublin County Council and An Bord Pleanála at pre-planning consultation stage. In
conclusion, the development represents the proper planning and sustainable development of the area.
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