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Application Preface 
 
The Applicant, Steelworks Property Developments Limited, has acquired the subject site (Units 66 & 
67 Fourth Avenue) and the adjacent site to the east (Units 69 and 70 Cookstown Road) with the intention 
of securing the optimum land use on these underutilised sites within the Cookstown Industrial Estate. 
The Cookstown Industrial Estate is an area identified for ‘regeneration’ in the South Dublin County 
Development Plan 2016-2022. It is expected to be the subject of extensive urban renewal in the coming 
years, with existing industrial buildings being replaced with higher density development and multi-
national corporations, such as Amazon, commencing operation in the area. Re-development of these 
sites will occur in 2 no. phases, this application comprising the first phase of re-development. 
 
A ‘Build-to-Rent’ residential development has been identified as the preferred land use option for the 
subject site having regard to the employment opportunities existing in the surrounding area, including 
the Tallaght University Hospital, TU Dublin (Tallaght Campus) and Amazon, and the sites proximity to 
multiple public transport services linking the Tallaght area with Dublin City Centre. In addition, the 
Cookstown Road Extension provides the site with a direct connection to the Tallaght Town Centre, 
which features an array of established services and facilities for residents of the surrounding area, and 
the proposed public open space area immediately south-east.  
 
Extensive market analysis, including a review of national and local demographic information and 
adjacent land uses, was undertaken to inform the optimum mix of units within the development which 
would meet market and demographic demand. Further to this, LIV Consulting, who have extensive 
experience regarding the management of such schemes, were consulted with regards to amenity space 
provision and layout. The Inspectors Report, pertaining to ABP Ref. ABP-305725-19, was also 
consulted in advancing the layout of the proposed development, including the proposed amenity 
spaces. 
 
Despite involving a variation to the unit/tenure mix sought by the Tallaght Town Centre Local Area Plan 
2020-2026, the proposed development is consistent with the provisions of the Specific Planning Policy 
Requirements 7 & 8 of the Sustainable Urban Housing: Design Standards for New Apartments 
Guidelines for Planning Authorities (2018), which relate specifically to Build-to-Rent developments, and 
national plans and guidance more broadly. 
 
The proposed development fully accords with national plans and guidance documents; has had regard 
to housing market needs of the area and is consistent with a range of Strategic Housing Development 
developments previously granted by An Board Pleanala in the immediately surrounding area and Dublin 
more broadly. 
 
The subject proposal has also been designed having regard to the refusal reasons outlined in relation 
to ABP Ref. ABP-305725-19; the feedback received from An Board Pleanala and South Dublin Council 
during pre-planning consultations; the policies and objectives outlined in the Tallaght Town Centre Local 
Area Plan 2020-2026 South Dublin County Development Plan 2016-2022; the South Dublin County 
Council Part VIII housing development and associated road currently being advanced immediately 
south; and road upgrades/construction projects taking place in the surrounding area including the 
extension of the Cooktown Road and the Airton Link Road.  
 
  



Statement of Consistency and Planning Report   October 2020 

 

 
Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24                                                                     2 
 

1.0 Introduction 
 
Hughes Planning and Development Consultants, 70 Pearse Street, Dublin 2, have prepared this 
planning statement of consistency on behalf of our client, Steelworks Property Developments Limited, 
to accompany a planning application to An Bord Pleanála for a proposed Strategic Housing 
Development at Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24. More 
specifically, the proposed development, as per the description contained within the statutory planning 
notices, provides for: 
 

(i) Demolition of the existing industrial buildings (2,518sq.m); (ii) construction of: (a) 252 
no. ‘build-to-rent’ apartments (comprising 50 no. studios, 96 no. one-bed apartments; 100 
no. two-bed apartments and 6 no. three-bed apartments) in a two to nine storey 
development. Each apartment has associated private open space in the form of a ground 
floor terrace or a balcony and has access to 613sqm of internal communal amenity space 
(including a concierge and management facilities, communal gym, flexible meeting rooms, 
library/co-working space, lounge, cinema/multimedia room and external covered game 
area); 1792sqm of external communal amenity space at first and second floor levels; and 
a 65sqm external covered communal amenity area at first floor level. The development is 
served by an under-croft carpark accessible from the south-western corner of the site 
providing a total of 73 no. parking spaces (including 58 no. standard spaces, 10 no. go-car 
spaces and 5 no. mobility impaired user parking spaces) and 500 no. bicycle spaces at 
ground floor level (372 no. resident spaces and 128 no. visitor spaces); and (b) 2 no. 
commercial units (comprising of a 95sqm unit accommodating a café/restaurant and a 
145sqm unit accommodating Class 1, 2 and 8 uses as per the Planning and Development 
Regulations, 2001-2019, as amended) and a 275sqm crèche, with associated 86sqm play 
area, at ground floor level; (iii) road, junction and streetscape upgrade works along Fourth 
Avenue and Cookstown Road, including the installation a signalized junction at the 
intersection of  Fourth Avenue and Cookstown Road; (iv) Construction of a temporary 
access road along the southern site boundary; and (v) associated site and infrastructural 
works are also proposed which include: foul and surface water drainage; attenuation tanks; 
lighting; landscaping; boundary treatment; plant areas; ESB substations; and all associated 
site development works. 
 

The purpose of this report is to provide background information on the site, a description of the proposed 
development, the planning rationale and justification for the proposed development and the required 
information set out in the Strategic Housing Development Application Form. This report has been 
prepared in accordance with the requirements of the Planning and development (Strategic Housing 
Development) Regulations 2017. 
 
The subject application has been prepared having regard to the refusal reasons outlined in relation to 
ABP Ref. ABP-305725-19, the feedback received from An Board Pleanala and South Dublin Council 
during pre-planning consultations, the Tallaght Town Centre Local Area Plan 2020-2026 and the South 
Dublin County Council Part VII housing development currently being advanced immediately south. 
  
This report should be read in conjunction with the following reports/plans: 

• C + W O’Brien Architect Architectural Drawings and Design Statement 

• NRB Consulting Engineers Transportation Assessment Report  

• Cunnane Stratton Reynolds Landscape Plan and Landscape Design Rationale 

• GDCL Consulting Engineers Engineering Services Report; Draft Construction,  
 Demolition and Waste Management Plan; and 

Engineering Drawings 

• JAK Consulting Engineers Climate Change Adaptation & Energy Efficiency  
 Statement; Public Lighting Calculations; Building Lifecycle 

Report and M&E Engineering Drawings 

• O'Dwyer & Jones Design Partnership  Aeronautical Assessment Report  

• 3D Design Bureau Daylight and Sunlight Analysis and Photomontages 

• Altemar Ecological Consultants Appropriate Assessment Screening Report  

• Innovision Solar Photovoltaic Glint & Glare Study Aviation Specific  

• Cushman Wakefield  Site Specific Apartment Management Strategy and  
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 Commentary on the Private Rented Sector/Market 
Demand 

• LIV Consulting Build to Rent Market Justification Report 
 

2.0 Site Location and Description 
 
The subject application involves a parcel of land located to the south-west of the intersection of Fourth 
Avenue and Cookstown Road, Cookstown Industrial Estate, Tallaght, Dublin 24. The subject site 
comprises an area of approximately 1.1Ha (2.72 acres). It is made up of Units 66 & 67 Fourth Avenue 
and also includes 0.4Ha of South Dublin County Council owned land (a consent letter from South Dublin 
County Council accompanies this application under a separate cover). There are existing low-rise 
industrial buildings (which have a floor area of 2,518sq.m) occupying Units 66 & 67 Fourth Avenue. 
These are proposed for demolition as part of the subject proposal.  
 

 
 
Figure 1.0 Locational context of the subject site, subject site outlined in red and Site B (earmarked 

for future development) outlined in blue. Please note Cookstown Road has been 
extended southwards since this image was taken. 

 

   
 
Figure 2.0 Subject site as viewed from Cookstown Road (left) and Fourth Avenue (right) 
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Figure 3.0 Existing view of the subject site as viewed from the intersection of Cookstown Road 

and Fourth Avenue  
 
The subject site is located within the Cookstown Industrial Estate. The site is located within an area 
comprising industrial land uses immediately east, west and north and a neglected open space area 
immediately south and south-west. It is noted that the Cookstown Road, which previously terminated 
approximately 57 metres south of the Fourth Avenue and Cookstown Road roundabout (adjacent to the 
subject site’s south-eastern corner) is currently being extended southwards, through the adjacent 
neglected open space area, to link up with Belgard Square North.  
 

   
 
Figure 4.0 Cookstown Road Extension currently under construction (left) and associated pedestrian 

and cycle paths flanking the subject sites eastern boundary(right) 

 
More broadly, Tallaght’s Town Centre is situated south of the subject site. The Cookstown Road 
Extension provides the subject site with direct access to this area. Tallaght’s Town Centre is 
characterised by high rise, high density mixed use development, with building heights ranging between 
two and twelve storeys. The mix of uses are predominantly residential over ground floor 
retail/commercial use. It provides residents in the surrounding area with an array of amenities and 
services.  
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Tallaght Hospital is situated to the west of the subject site, more specifically the subject site sits 
approximately 220 metres east of the hospital. Technological University Dublin (Tallaght Campus) is 
situated to the east of the subject sites, more specifically the subject site is approximately 400 metres 
west of the university. 
 
A strong feature of the site is its proximity to the Tallaght Town Centre and the Tallaght Hospital LUAS 
stops, approximately 800 metres from the application site, which offer a high frequency, high capacity 
public transport service with direct links to Dublin City Centre, Dublin Docklands, Heuston Station, 
Citywest Campus and Tallaght Hospital. It is also noted that the site is in close proximity to frequent 
Dublin Bus services along Belgard Square North and Cookstown Way, with buses offering service to 
the City Centre and the surrounding area.  
 

 
 
Figure 5.0 Aerial image showing the application site (red star) in the context of the wider area  
 
The Cookstown Industrial Estate is expected to be the subject of extensive urban renewal in the coming 
years, with existing industrial buildings being replaced with higher density development and multi-
national corporations, such as Amazon, commencing operation in the area. A number of large scale 
residential and mixed-use developments have been approved in the surrounding area in recent times 
(discussed further in Section 3 and illustrated in the plan excerpt included in Figure 6.0 overleaf).  
 
This part of the Cookstown Industrial Estate, the southern part of the estate, is a natural extension of 
the Tallaght Town Centre due to its immediate proximity to the Town Centre (which is further improved 
by the recently constructed Cookstown Road Extension). The immediately surrounding area has started 
to see an infiltration of non-industrial uses in recent times, with a Dublin and Dun Laoghaire Education 
and Training Board Training Centre being introduced at Third Avenue, north of the subject site. 
 

Tallaght Hospital 

Tallaght Town Centre/The 

Square Shopping Centre 

TU Tallaght 

Broomhill Industrial Estate 

Cookstown Industrial 

Estate 
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Figure 6.0 Excerpt of Masterplan, prepared by C+W O’Brien Architects, illustrating developments 
  approved in the Cookstown Industrial Estate  
 
It was intended, at pre-planning stage, to include Units 69 & 70 Cookstown Road (referred to as Site B 
in pre-planning correspondence and identified in blue in Figure 1.0 above) in this application, however, 
following the feedback received at pre-planning consultation with An Board Pleanala, it was decided 
that the development of Units 69 & 70 Cookstown Road would be premature pending the provision of 
the Airton Link Road. This site will be development at a later date once the specific location of the Airton 
Link Road is resolved. It is envisaged that this development will tie in with the subject proposal in terms 
of height, massing and architectural design. 
 
3.0 Planning History 

3.1 Planning History of the Subject Site 
 
This section provides a review of the planning history for the application site. A review of the South 
Dublin County Council and An Board Pleanala’s planning registers revealed the following planning 
application relating specifically to the subject site:  
 
ABP Ref. ABP-305725-19  Permission was refused by An Board Pleanala on 13th February 2020 for 

a Strategic Housing Development on the subject site. The proposed 
development, as per the description contained within the statutory 
planning notices, was for: (i) Demolition of the existing industrial 
buildings (2,518sq.m); (ii) construction of a ‘build-to-rent’ housing 
development providing a total of 245 no. residential apartments 
(comprising 69 no. studio units, 56 no. one-bed units and 120 no. two-
bed units) in a six to eleven storey building over basement. Each 
apartment has associated private open space in the form of a ground 
floor terrace or a balcony and has access to 21 no. communal amenity 
spaces (totalling 880sqm), including a communal gym (82.5sqm), and a 
ground floor level landscaped courtyard. The development is served by 
an underground carpark (accessed from the Cookstown Road extension 
currently under construction) providing a total of 79 no. parking spaces 
(including 75 no. standard spaces and 4 no. mobility impaired user 
parking spaces), and 468 no. bicycle spaces (388 no. resident spaces at 
basement level and 80 no. visitor spaces at ground floor level in the 
central courtyard and on street); (iii) 2 no. commercial units (comprising 
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129.4sqm and 126.5sqm and accommodating Class 1, 2 and 8 uses as 
per the Planning and Development Regulations, 2001-2019, as 
amended) at ground floor level; and (iv) associated site and 
infrastructural works are also proposed which include: foul and surface 
water drainage; attenuation tanks; lighting; landscaping; boundary 
fences; plant areas; ESB substations; internal hard landscaping, 
including footpaths and street furniture; and all associated site 
development works. 

 
Plans and elevations forming the basis for this decision are included below and overleaf. 
 

 
 
Figure 7.0 Basement plan of proposed development under ABP Ref. ABP-305725-19 
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Figure 8.0 Ground floor plan of proposed development under ABP Ref. ABP-305725-19 
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Figure 9.0 Typical upper floor plan of proposed development under ABP Ref. ABP-305725-19 
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Figure 10.0 Contextual elevation of the eastern interface of proposed development under ABP Ref. 
  ABP-305725-19 
 

 
  
Figure 11.0 Contextual elevation of the northern interface of proposed development under ABP 
  Ref. ABP-305725-19 
 
The Reasons and Considerations for refusing the application, as set out in the Board Order dated 13th 
February 2020, were as follows:  
 

1. Having regard to the situation of the site in the Cookstown Industrial Estate and to the 
established built form, uses and character of the estate in its immediate vicinity, it is considered 
that the proper development of the site in accordance with the criteria set out in section 11.2.4 
of the South Dublin County Development Plan 2016 – 2022 requires the adoption of a planning 
framework for the local area. In the absence of such a framework that would determine the 
layout of streets and spaces in the immediate vicinity of the site and address the layout, height 
and design of buildings and the proportion and location of various uses there, a grant of 
permission for the proposed development would be premature and would unduly prejudice the 
regeneration of adjoining land. This would be contrary to the proper planning and sustainable 
development of the area. 
 

2. The proportion of single aspect apartments in the proposed development would contravene 
SPPR 4 of the Guidelines for Planning Authorities on the Design of New Apartments issued by 
the minister in March 2018 and the proposal for some of those apartments to face 
predominantly to the north without overlooking a significant amenity would contravene the 
advice at section 3.18 of those guidelines. The application did not include proposals regarding 
the use and management of supporting communal and recreational amenities that were 
sufficiently detailed to discharge the requirement at SPPR 7 (b) of the guidelines. The proposed 
development does not include proposals for childcare facilities, contrary to the advice at 3.3.1of 
the Guidelines for Planning Authorities on Childcare Facilities issued by the minister in June 
2001. The proposed development would therefore fail to provide its residents with an adequate 
level of residential amenity and would be contrary to guidelines issued to planning authorities 
under section 28 of the Planning and Development Act 2000, as amended. 

 
3. The disposition of the proposed development on the site would not provide an adequate set 

back from the boundary to the south and, therefore, would inhibit the development potential of 
the adjoining vacant zoned land. This would be contrary to the proper planning and sustainable 
development of the area. 
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The subject application has been prepared having regard to the above. This is discussed in more detail 
in Section 4.0 of this report.   
 
A review of the South Dublin County Council planning register also revealed that the subject site formed 
part of a larger land parcel involved in the following planning application previously: 
 
Reg. Ref. SD16A/0270  Permission was refused by South Dublin County Council on 14th 

September 2016 for the construction of a mixed residential and 
commercial development (GFA 38,207.1sq.m) providing a total of 246 
apartments in 2 separate buildings, 3 commercial units, 2 community 
rooms, 2 crèches and 2 ESB substations, along with landscaped 
courtyards (containing a surface bicycle store to each site), underground 
car parking, providing an overall total of 233 parking spaces, refuse 
stores and plant areas. Site A with frontages to Fourth Avenue and 
Cookstown Road comprises a total of 148 apartments (14 studios, 27 one 
bed, 95 two bed and 12 three bed), all with private balcony spaces in a 
building with a maximum height of 7 stories. (Total GFA of 23,483.4m2). 
2 commercial units of 333m2 and 197m2, 1 community room of 44.8m2 
and 1 crèche of 194.6m2 with dedicated open space, are proposed at 
ground floor level. An ESB substation is proposed at ground floor level 
to service site A. The landscaped courtyard contains bicycle store for 44 
bicycles. An underground carpark serviced off Fourth Avenue, contains 
148 car parking spaces (of which 19 are disabled) and refuse stores. Site 
B with a frontage to Cookstown Road comprises a total of 98 apartments 
(10 studios, 26 one bed, 54 two bed and 8 three bed) all with private 
balcony spaces in a building with a maximum height of 7 stories (total 
GFA of 14,723.7m2). 1 community room of 29.8m2 and 1 crèche of 
147m2 with dedicated open space, are proposed at ground floor level. 
An ESB substation is proposed at ground floor level to service Site B. 
The landscaped courtyard contains bicycle store for 94 bicycles. An 
underground carpark serviced off Cookstown Road contains 85 
carparking (of which 13 are disabled) spaces and refuse stores. 
Proposals also included the provision of a new road linking the existing 
Cookstown Road to Belgard Square North, a new road to Southern 
boundary of Unit 69, a new pedestrian walkway to the Southern 
boundary of Units 66 and 67, (which will also allow for the servicing of 
the proposed ESB substation for Site A) and the provision of a new public 
park (0.7175ha). The development also includes the demolition of all 
existing industrial units and all associated site development works. 

 
In this instance, the application was refused permission for a number of reasons. They are as follows: 
 

1. Site ‘A' road frontage is limited to less than 50% of the site perimeter. On Site B, this frontage 
is reduced to below 20%. The proposed sites are, as a result, severely compromised by their 
size and absence or accessible frontage. Having regard to the provisions of the South Dublin 
County Development Plan 2016-2022 and the Tallaght Local Area Plan (LAP) 2006 (as 
extended), with particular reference to the proposed layout and to the height and scale of the 
proposed development, the proposed development would constitute overdevelopment of the 
site, resulting in a substandard form of development. Thus, the proposed development would 
seriously injure the amenities of property in the vicinity and those of future occupants in the 
proposed apartments. The proposed development, would therefore be contrary to the proper 
planning and sustainable development of the area. 
 

2. The applicant/developer has failed to demonstrate sufficient legal interest in the lands proposed 
to be utilised to access the site from BeIgard Square North. The access arrangement at this 
location is unacceptable, given its close proximity to the existing entrance to Exchange Hall. In 
addition, the applicant/developer has failed to provide sufficient information to demonstrate that 
the proposed development would not seriously prejudice the safe and efficient movement of 
traffic and endanger public safety by reason of traffic hazard. The proposed development would, 
therefore, be contrary to the proper planning and sustainable development of the area. 
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3. The proposed development would compromise the future orderly development of adjoining 
sites in line with the Council Masterplan/Local Area Plan 2006 '(as extended) and would also 
therefore be contrary to the proper planning and sustainable development of the area. 
 

4. A significant number of the proposed apartments would, excluding built in bedroom storage 
presses, fail to meet the Sustainable 'Urban Housing: Design Standards Apartments Guidelines 
for Planning Authorities, Department of the Environment, Community and Local Government 
(2015), floorspace standards as set out in the in terms of Storage. Some 2- bedroom 
apartments would also fail to meet 'the standard on aggregate floor areas; for bedrooms. The 
proposed development would therefore fail to provide an acceptable standard of residential 
amenity and would be contrary to the apartment guidelines. 

 
The site layout plans and elevations forming the basis for this decision are included below and overleaf.  
 

 
 
Figure 12.0 Site layout plan showing the mixed residential and commercial development proposed 

under Reg. Ref. SD16A/0270 
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Figure 13.0  Contextual elevation of the northern interface of the development proposed under Reg. 

Ref. SD16A/0270 
 

 
 
Figure 14.0  Contextual elevation of the southern interface of the development proposed under Reg. 

Ref. SD16A/0270 
 

 
Figure 15.0 Contextual elevation of the development proposed under Reg. Ref. SD16A/0270 as 

viewed from Cookstown Road looking east 
 

 
 
Figure 16.0 Contextual elevation of the development proposed under Reg. Ref. SD16A/0270 as 

viewed from Cookstown Road looking west 
 
This application, where relevant, has been considered when preparing the subject proposal and the 
subject proposal addresses the refusal reasons under Reg. Ref. SD16A/0270 in the following manner: 
 

• In response to the first refusal reason, the subject proposal includes own-door access 
apartments, a creche, commercial/retail units, a gym and communal amenity spaces (including 
a concierge) at ground floor level along its northern, southern and eastern frontages active road 
frontage which provides accessible and active road frontage. Further to this, as discussed in 
detail in subsequent sections, the subject proposal has been designed having regard to the 
South Dublin County Development Plan 2016-2022 and the Tallaght Town Centre Local Area 
Plan 2020-2026, with particular reference to the proposed layout and to the height and scale of 
the proposed development. The subject proposal adopts generous setbacks from its southern 
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and western boundaries and a transition in height and scale to maintain the amenities of 
property in the vicinity. It is also worth noting that the subject proposal also includes the 
installation of a new road adjacent to the site’s southern boundary accessible off Cookstown 
Road. This new road provides an access to South Dublin County Council’s land located 
immediately south and will facilitate its redevelopment moving forward. 
 

• In response to the second refusal reason, the applicant/developer has acquired the necessary 
consent from South Dublin County Council to include their land in the subject planning 
application (the letter is provided under a separate cover). Therefore, there is no issue 
regarding sufficient legal interest resulting from the subject application. Further to this, we also 
note that the subject application does not propose a new link road with Belgard Square North. 
Instead the subject proposal ties in with the recently completed Cookstown Road Extension 
has been constructed since the consideration of Reg. Ref. SD16A/0270.  

 

• In response to the third refusal reason, the subject application has been designed having regard 
to the Tallaght Town Centre Local Area Plan 2020-2026, adopting the building layout and 
including the road junction upgrades and news streets sought by the Local Area Plan. As 
discussed above, the subject proposal also adopts generous setbacks, active frontages and a 
transition in height along its western and southern boundaries which appropriately responds to 
the abutting properties and facilitates their redevelopment.  

 

• Finally, in response to the fourth refusal reason, the subject development has been designed 
to comply with the quantitative and qualitative requirements outlined in the Sustainable 'Urban 
Housing: Design Standards Apartments Guidelines for Planning Authorities, Department of the 
Environment, Community and Local Government (2018) (which replaced the Sustainable 
'Urban Housing: Design Standards Apartments Guidelines for Planning Authorities, 
Department of the Environment, Community and Local Government (2015)). This is discussed 
subsequently in this report and is also illustrated in the Housing Quality Assessment, prepared 
by C+W O’Brien Architects, which accompanies this application under a separate cover.  

 
3.2 Planning History and Proposed Development on Adjoining Land 
 
A review of the South Dublin County Council planning register and An Board Pleanála’s planning 
register revealed the following applications on the land surrounding the subject site. 
 
Belgard Square North/Cookstown Industrial Estate, Tallaght, Dublin 24 (immediately abutting 
subject site) 
 
Reg. Ref. SD178/0007 South Dublin County Council have made an application under Part 8, 

Article 81 of the Planning and Development Regulations, 2001 (as 
Amended), for the: (1) Provision of a direct road link between Belgard 
Square North and the Cookstown Road. (2) A new signalised junction 
where the new Cookstown Link Road connects to the Belgard Square 
North. (3) Improvements to pathways, cycleways, crossings and 
improvements to the quality of the public realm locally. (4) Upgraded 
public lighting. 

 
The construction of this Part 8 road is nearing completion as illustrated in the photographs included at 
Figure 4.0. It is worth noting that the subject proposal includes road, junction and streetscape upgrades 
along Cookstown Road and Fourth Avenue which tie in with the recently constructed Part 8 road and 
also help to create a more residential street network in this part of the Cookstown Industrial Estate (see 
plan excerpt included in Figure 18.0 overleaf). 
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Figure 17.0 Plan illustrating new road and associated junction/public realm improvements 

approved under Reg. Ref. SD178/0007 (stars used to identify subject site) 
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Figure 18.0 Plan, prepared by NRB Consulting Engineers, illustrating road, junction and 

streetscape upgrades proposed along Cookstown Road and Fourth Avenue as part of 
the subject application 

 
South Dublin County Council Site immediately south of the subject site  
 
South Dublin County Council are proposing to redevelop a site immediately south of the subject site. 
The proposed scheme went on public consultation on 6th August 2020 and will be advanced under Part 
VIII of the Planning and Development Regulations, 2001 (as amended). As illustrated in the plan 
excerpts overleaf, the proposed development will comprise of a 6-7 storey residential development 
immediately south of the subject site, comprising of 133 no. affordable rental apartments and a 
community facility. The proposed apartment development will be served by a podium level car park, 
featuring 39 no. car parking spaces and 246 no. secure bicycle spaces, accessible via a newly created 
road proposed along their site’s northern boundary.  
 
The design team has consulted South Dublin County Council’s Architects Department in preparing this 
application to ensure that the subject proposal ties in with their proposed development immediately 
south. The ground floor plan which informs South Dublin County Council’s Part VIII application has 
informed preparation of the proposed ground floor plan/site layout plan for the subject proposal (as 
illustrated in Drawing No. 001000, prepared by C+W O’Brien Architects). The subject proposal has been 
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designed having regard to the proposed redevelopment of this South Dublin County Council site, with 
the subject proposal tying in with the road and cycle/pedestrian infrastructure proposed along the 
Cookstown Road Extension; adopting a generous setback from the subject site’s southern boundary in 
response to the residential development and tying in with their new road to provide access to our site 
in the longer term. The subject proposal will sit comfortably beside the proposed development 
immediately south, as illustrated in the Cookstown Road Proposed Contextual Elevation (Drawing No. 
002005), prepared by C+W O’Brien Architects, which accompanies this application (an excerpt of which 
is included in Figure 22.0 overleaf), as well as the sections included in the Landscape Design Rationale, 
prepared by Cunnane Stratton Reynolds. 
 

 
 
Figure 19.0 Site layout plan of proposed residential development on South Dublin County Council 

Site (subject site indicated with red star) 
 

 
 
Figure 20.0 Eastern elevation of proposed residential development on South Dublin County Council 

Site, which fronts Cookstown Road 
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Figure 21.0 Northern elevation of proposed residential development on South Dublin County 

Council Site, which fronts onto the subject site 
 

 
 
Figure 22.0 Cookstown Road proposed contextual elevation illustrating the subject proposal in the 

context of the proposed residential development on South Dublin County Council Site 
 
Should the subject site come to be developed first, a temporary road is proposed along the site’s 
southern boundary to provide access to the subject development until such a time as the South Dublin 
County Council’s development is completed (please refer to Drawing No. 001600, prepared by C+W 
O’Brien Architects, and Drawing No. NRB-TA-005, prepared by NRB Consulting Engineers (included 
as an Appendix to the Transportation Assessment Report). Upon completion of the road associated 
with South Dublin County Council’s development, the temporary road will be replaced with landscaping. 
 
In the longer term, South Dublin County Council intend to develop the entirety of their 2.46Ha located 
south of the subject site and north of Belgard Square North. The remaining land will accommodate the 
development of a 5 storey innovation hub and amenity park to the west on the opposite side of the 
Cookstown Road extension and a 4 storey school further south, as illustrated in the masterplan diagram 
included at Figure 23.0 overleaf. 
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Figure 23.0 Layout plan of proposed development on South Dublin County Council Site (subject 

site indicated with red star) 
 
Airton Link Road 
 
It is proposed to construct a link road between the Airton Road and Cookstown Road to the north-east 
of the subject site. South Dublin County Council are in an advanced stage of negotiations with 
landowners of the lands required for the Airton Road extension. We understand it is their intention to 
deliver this road in the short term, with construction scheduled to commence in 2020. 
  
In advancing the subject proposal, our Traffic Engineers have liaised with South Dublin County 
Council’s Transport Dept. regarding plans for the proposed link road. Plans/information provided by 
South Dublin County Council in this regard have informed the design of the subject proposal, specifically 
the proposed road, junction and streetscape upgrades, with the subject proposal providing a signalised 
junction which ties in with proposed link road, as illustrated in the drawings prepared by NRB Consulting 
Engineers which accompany the application (as excerpt of which is included in Figure 24.0 below).  
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Figure 24.0 Plan detailing the proposed Airton Link Road (subject site marked with red star) 
 

 
 
Figure 25.0 Excerpt from Drawing No. NRB-TA-004, prepared by NRB Consulting Engineers, 

illustrating how the proposed junction at the intersection of Cookstown Road and Fourth 
Avenue can tie in with the future Airton Link Road 

 
Belgard Gardens, Belgard Square North and Belgard Road, Tallaght, Dublin 24 (east and south- 
east of the subject site) 
 
ABP Ref. ABP-303306-18 Permission was granted by An Board Pleanala on 15th 

April 2019 for a 
Strategic Housing Development on lands at Belgard Gardens, Belgard 
Square North and Belgard Road, Tallaght, Dublin 24 (immediately east 
and south-east of the subject site). In summary, the proposed Strategic 
Housing Development involves demolition of all existing buildings and 
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construction of a mixed use residential development (total GFA 55,180 
sqm) comprising a new urban quarter and streets with 5 no. blocks to 
provide 438 no. apartment units (including live/work units) and associated 
amenity facilities, a 403 no. bedspace student accommodation scheme 
and associated amenity facilities, childcare facility (c.380 sqm), 6 no. retail 
/ commercial units (c.632 sqm in total) and a security room (c.52 sqm). 
This will comprise phase I of the overall development of the c.7.2 ha. site 
and will be located on a net site area of 3.45 ha. (excluding proposed 
temporary car park at grade). 

 

 
 
Figure 26.0 Site layout plan of development approved under ABP Ref. ABP-303306-18 including 
  the second phase of development which is to follow  
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Figure 27.0 Site layout plan of development approved under ABP Ref. ABP-303306-18 
 
The development ranged from 4 to 10 storeys in height. In the Inspector’s Report, dated April 2019, it 
is noted that the site is suitable for the construction of 10 storeys. The Inspector states: 
 

‘In relation to urban design I consider that the site is wholly capable of establishing its 
own height. It addresses two public roads with suitable separation distances and in 
addition to the further phase of development, it effectively is a new urban quarter in the 
area given the size of the site. The higher elements of the proposed scheme are located 
at pivotal corners and junctions which create a presence for the development and way 
finding for the wider area. The design of the buildings which is discussed elsewhere 
provides that the height can be appropriately absorbed into the overall design and into 
the wider area. I consider therefore that in urban design terms the height strategy for 
the site is appropriate.’ 

 
3.3 Planning History of the Cookstown Industrial Estate   
 
A review of the South Dublin County Council and An Board Pleanála’s planning registers revealed the 
following applications on the land in the Cookstown Industrial Estate more broadly. 
 
Unit 5A-C Second Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24  
 
ABP Ref. ABP-303803-19 Permission was granted by An Board Pleanala on 25th July 2019 for a 

Strategic Housing Development Unit 5A-C Second Avenue, Cookstown 
Industrial Estate, Tallaght, Dublin 24. In summary, the proposed Strategic 
Housing Development involves demolition of the existing 2,590sq.m 
industrial building and the construction of a ‘build-to-rent’ housing 
development providing a total of 196 no. residential apartments 
(comprising 45 no. studio units, 48 no. one-bed units, 8 no. two-bed (3-
person) units and 95 no. two-bed (4-person) units) in 4 no. six-nine storey 
blocks over basement. The development also includes 1 no. commercial 
unit (248sqm), 1 no. office unit (111sqm); a crèche (192sqm); a gym 
(18sqm); 6 no. communal amenity spaces (totalling 286sqm); a communal 
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hot desk room (25sqm); and 3 no. communal secure storage areas 
(totalling 31sqm); along with a ground floor level landscaped courtyard, 
408 no. bicycle spaces (308 no. resident spaces at basement level and 
100 no. visitor spaces at ground floor level); an underground carpark 
(accessed from Second Avenue, providing a total of 67 parking spaces 
(including 61 no. standard spaces and 6 no. mobility impaired user parking 
spaces)) and refuse/waste/recycling stores. 

 

 
 
Figure 28.0   Ground floor plan of development approved under ABP Ref. ABP-303803-19 
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Figure 29.0  Western elevation (fronting onto Cookstown Way) of development approved under 

ABP Ref. ABP-303803-19 
 

 
 
Figure 30.0   Northern elevation (fronting onto Second Avenue) of development approved under 

ABP Ref. ABP-303803-19 
 
This planning permission remains in force until July 2024 and sets a precedent for the construction of 
suitably designed residential developments in this area. It is worth noting that the subject proposal 
adopts a similar streetscape presentation and height strategy to the development approved under ABP 
Ref. ABP-303803-19. 
 
Site at the corner of Airton Road and Belgard Road, Tallaght, Dublin 24 
 
ABP Ref. ABP-305763-19 Permission was granted by An Board Pleanala on 20th February 2020 for 

a Strategic Housing Development on a site at the corner of Airton Road 
and Belgard Road, Tallaght, Dublin 24. In summary, the proposed 
Strategic Housing Development involves demolition of the existing 
industrial buildings on site (4,800sq.m) and the construction of 2 no. blocks 
comprising 328 no. apartments (93 no. 1 bed, 222 no. 2 bed and 13 no. 3 
bed), ancillary residential support facilities and commercial floorspace 
measuring 31,147sq.m gross floor space above a single basement level 
measuring 5,861sq.m. The development also consists of the provision of 
a landscaped courtyard; public plaza at the corner of Airton and Belgard 
Road; pedestrian access from Airton Road to the Technological University 
campus; 184 no. car parking spaces at basement level including 14 no. 
club car spaces, 10 no. disabled parking spaces and 4 no. crèche parking 
spaces; 727 no. basement and surface bicycle parking spaces; 4 no. 
motorbike parking spaces; bin storage; boundary treatments; green roofs; 
hard and soft landscaping; plant; lighting; Vodafone cabin sub-station; 
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ESB sub-stations, switch rooms and generators; and all other associated 
site works above and below ground.  

 

 
 
Figure 31.0  Ground floor layout plan approved under ABP Ref. ABP-305763-19 
 

 
 
Figure 32.0  Northern elevation (fronting Airton Road) approved under ABP Ref. ABP-305763-19 
 

 
 

Figure 33.0  Western elevation (fronting Belgard Road) approved under ABP Ref. ABP-305763-19 
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This planning permission remains in force until 2025 and sets a precedent for the construction of 
suitably designed residential developments in this area. It is worth noting that the subject site is closer 
to the Tallaght Town Centre than the development approved under ABP Ref. ABP-305763-19 with the 
recently constructed extension to Cookstown Road providing direct access to the town centre to the 
south as well as the 27, 54a, 65, 75, 75a, 76, 76a, 77a and 115 Bus Routes which run along Belgard 
Square North.   
 
Former Gallaher's cigarette factory site at the junction of Airton Road & Greenhills Road, 
Tallaght, Dublin 24 
 
ABP Ref. ABP-306705-20 Permission was granted by An Board Pleanala on 16th June 2020 for a 

Strategic Housing Development at the Former Gallaher's cigarette factory 
site at the junction of Airton Road & Greenhills Road, Tallaght, Dublin 24. 
In summary, the proposed Strategic Housing Development involves: 
demolition of existing factory/warehouse buildings on site (total floor area 
c.10,076.8 sqm); construction of 502 no. apartments (comprising 197 no. 
1-bed; 257 no. 2-bed; and 48 no. 3-bed units) within 6 no. blocks ranging 
in height from 4 to 8 storeys. All residential units provided with associated 
private balconies/terraces to the north/south/east/west elevations; 
provision of residential amenity facilities, 3 no. retail units, creche, and 
services/bin store areas (total non-residential floor area c.1,839 sq.m); a 
total of 202 no. car parking spaces (at basement and undercroft levels) 
and 584 no. bicycle parking spaces; vehicular/pedestrian/cyclist accesses 
from Greenhills Road and Airton Road. Provision of road improvements 
and pedestrian crossings; and all associated site development works and 
services provision. 

 

 
 
Figure 34.0  Ground floor layout plan approved under ABP Ref. ABP-306705-20 
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Figure 35.0  First floor layout plan approved under ABP Ref. ABP-306705-20 
 

 
 
Figure 36.0   Contextual Site Elevation (Greenhills Road) approved under ABP Ref. ABP-306705-

20 
 

 
 
Figure 37.0   Contextual Site Elevation (Airton Road) approved under ABP Ref. ABP-306705-20 
 
This planning permission remains in force until 2025 and sets a precedent for the construction of 
suitably designed residential developments in this area. It is worth noting that the subject proposal 
adopts a similar car parking and open space arrangement as that proposed for Blocks A, B and C 
approved under ABP Ref. ABP-306705-20.  
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As illustrated in the masterplan diagram, prepared by C+W O’Brien Architects, which accompanies this 
application (an excerpt of which was previously included at Figure 6.0), the character and built form of 
the Cookstown Industrial Estate is set to continue to evolve from industrial use to residential use over 
the coming years are these permissions are acted upon.  
 
3.4 Precedent Examples    
 
A review of the South Dublin County Council and An Board Pleanála’s planning registers revealed the 
following applications for developments with similar car parking and open space arrangements to that 
proposed on the subject site.  
 
St. Edmunds, St. Lomans Road, Palmerstown, Dublin 20 
 
ABP Ref. ABP-305857-19 Permission was granted by An Board Pleanala on 6th March 2020 for a 

Strategic Housing Development at St. Edmunds, St. Lomans Road, 
Palmerstown, Dublin 20. In summary, the development involved 
construction of 252 no. residential units (5 no. houses, 247 no. 
apartments) in 3 no. blocks, a creche and associated site works. Of 
particular note is the 225 no. car parking spaces, 5 no. motorcycle parking 
spaces and 308 no. secure bike parking spaces serving the development, 
of which 145 no. car parking spaces are provided as undercroft (Block 1). 

 
The subject proposal adopts a similar undercroft car parking arrangement and first floor landscaped 
courtyard as that approved under ABP Ref. ABP-305857-19. 
 

 
 

Figure 38.0  Ground floor plan of Block 1 approved under ABP Ref. ABP-305857-19 
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Figure 39.0  First floor plan of Block 1 approved under ABP Ref. ABP-305857-19 
 
Lands immediately east of the Assumption National School, Long Mile Road, Walkinstown, 
Dublin 12 
 
ABP Ref. ABP-304686-19 Permission was granted by An Board Pleanala on 18th September 2019 

for a Strategic Housing Development at Lands immediately east of the 
Assumption National School, Long Mile Road, Walkinstown, Dublin 12. 
In summary, the development involved construction of 153 no. 
residential units (comprising of 15 no. Duplex/Maisonettes and 138 no. 
apartments) and associated site works. Of particular note, the 
development will have 129 no. car parking spaces, 5 no. motorbike 
parking spaces 198 no. secure bike parking spaces, the majority of 
which will be at undercroft level, with 2 no. disabled car parking spaces 
and 4 no. car parking spaces at grade to the front of the development 
along with some visitor cycle parking spaces.  

 
The subject proposal adopts a similar undercroft car parking arrangement and first floor landscaped 
courtyard as that approved under ABP Ref. ABP-305857-19. 
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Figure 40.0   Ground floor plan approved under ABP Ref. ABP-304686-19 
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Figure 41.0  Landscape plan, including proposals for first floor courtyard approved under ABP Ref. 

ABP-304686-19 
 
4.0 Assessment against Refusal under ABP Ref. ABP-305725-19 
 
As previously discussed in Section 3.1, An Board Pleanala refused permission for a Strategic Housing 
Development (under ABP Ref. ABP-305725-19) on the subject site on 13th February 2020. The 
Reasons and Considerations for refusing the application, as set out in the Board Order dated 13th 
February 2020, were as follows:  
 

1. Having regard to the situation of the site in the Cookstown Industrial Estate and to the 
established built form, uses and character of the estate in its immediate vicinity, it is considered 
that the proper development of the site in accordance with the criteria set out in section 11.2.4 
of the South Dublin County Development Plan 2016 – 2022 requires the adoption of a planning 
framework for the local area. In the absence of such a framework that would determine the 
layout of streets and spaces in the immediate vicinity of the site and address the layout, height 
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and design of buildings and the proportion and location of various uses there, a grant of 
permission for the proposed development would be premature and would unduly prejudice the 
regeneration of adjoining land. This would be contrary to the proper planning and sustainable 
development of the area. 
 

2. The proportion of single aspect apartments in the proposed development would contravene 
SPPR 4 of the Guidelines for Planning Authorities on the Design of New Apartments issued by 
the minister in March 2018 and the proposal for some of those apartments to face 
predominantly to the north without overlooking a significant amenity would contravene the 
advice at section 3.18 of those guidelines. The application did not include proposals regarding 
the use and management of supporting communal and recreational amenities that were 
sufficiently detailed to discharge the requirement at SPPR 7 (b) of the guidelines. The proposed 
development does not include proposals for childcare facilities, contrary to the advice at 3.3.1of 
the Guidelines for Planning Authorities on Childcare Facilities issued by the minister in June 
2001. The proposed development would therefore fail to provide its residents with an adequate 
level of residential amenity and would be contrary to guidelines issued to planning authorities 
under section 28 of the Planning and Development Act 2000, as amended. 

 
3. The disposition of the proposed development on the site would not provide an adequate set 

back from the boundary to the south and, therefore, would inhibit the development potential of 
the adjoining vacant zoned land. This would be contrary to the proper planning and sustainable 
development of the area. 

 
The subject application has been prepared having regard to the above refusal reasons as is discussed 
in turn below.  
 
4.1 Refusal Reason No. 1 
 
The first refusal reason related to the absence of a planning framework for the local area and the 
development of the subject site in the absence of one unduly prejudicing the regeneration of adjoining 
land and changes to the surrounding road networks. The Inspectors Report, dated 31st January 2020, 
included the following comments in this regard:  
 
 11.2.2. ….The estate as a whole presents a very significant opportunity for sustainable urban 

development that would help address the current pressing need for housing in a way that 
minimised the demand for travel. However the proper exploitation of this opportunity 
requires a coherent framework beyond the mere zoning of the site. The current layout of 
streets around the site in the industrial estate lacks the connectivity and permeability to 
cater for residential development. This would be addressed by the completion of the 
approved extension of the Cookstown Estate Road south of the site to a partial extent 
only. Furthermore the specifications of the streets in the industrial estate, including the 
high kerbs and roundabouts at junctions, are also unsuitable for a residential area and 
would inhibit pedestrian movement. The public realm is hostile and restricted, as would 
be expected in an industrial estate…. 

 
 11.2.4. This absence causes specific problems in the circumstances of this site. As stated by the 

council, it is not clear that the proposed development could be carried out without having 
an undue or prejudicial effect on the potential for the redevelopment of the vacant and 
underutilised land to the south and west of the site respectively. Neither is it clear that 
the proposed development could be carried out without prejudicing the necessary 
improvements to the street network around the site, including the works required to the 
render the Cookstown Estate Road, Fourth Avenue and the junction between them 
suitable to cater for a residential area and pedestrians, as well as the new streets needed 
to the south of the site and to link the area with the Airton Road to the east. It is unclear 
if the type and amount of nonresidential uses in the proposed development are adequate 
or whether they would provide the proper level of activity along the street in a regenerated 
area, or whether the proposed development would properly contribute to the quality of 
the public realm required in a regenerated area…… 

 



Statement of Consistency and Planning Report   October 2020 

 

 
Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24                                                                     33 
 

In the intervening time since the Strategic Housing Development under ABP Ref. ABP-305725-19 was 
refused, the Tallaght Town Centre Local Area Plan 2020-2026 was approved at a meeting of South 
Dublin County Council on 8th June 2020 and subsequently came into effect on 20th July 2020. The 
Tallaght Town Centre Local Area Plan 2020-2026 provides a strategic framework for the sustainable 
development of Tallaght Town Centre, in accordance with Section 11.2.4 of the South Dublin County 
Development Plan 2016–2022. The subject scheme has been designed having regard to the policies 
and objectives outlined in the Tallaght Town Centre Local Area Plan 2020-2026, as will be illustrated in 
Section 7.15 of this report. 
 
In response to this, the subject proposal has also been designed having regard to the street layout 
outlined in the Tallaght Town Centre Local Area Plan 2020-2026 as well as the recently constructed 
Part 8 extension to Cookstown Road and the proposals for the South Dublin County Council land 
located immediately south and the Airton Link Road. The subject application includes South Dublin 
County Council land (a consent letter from South Dublin County Council accompanies the application) 
and proposes junction, road and streetscape upgrades along Cookstown Road and Fourth Avenue. 
These proposed junction, road and streetscape upgrades have been informed by plans provided by 
South Dublin County Council for the surrounding roads network. These proposed junction, road and 
streetscape upgrades, in culmination with the active uses and own-door access apartments provided 
at ground floor level, result in the creation of a residential street and environment in this part of the 
Cookstown Industrial Estate. This appropriately responds to the transition from industrial to residential 
function currently underway in the Cookstown Industrial Estate. 
 
We would contend that the subject site is a suitable site for the initial redevelopment phase of the 
Cookstown Industrial Estate as now that the Cookstown Road Extension has been completed this part 
of the Cookstown Industrial Estate has direct access to the Tallaght Town Centre and links in with the 
existing residential street network featuring immediately south.  
 
4.2 Refusal Reason No. 2 

The second refusal reason related to the amenity afforded to residents of proposed development. More 
specifically amenity concerns relating to the number and aspect of single aspect apartments in the 
proposed development, details pertaining to the supporting communal and recreational amenities and 
the absence of a childcare facility.  
 
The subject proposal features the following in response to this refusal reason: 
 

• A 275sqm childcare facility features at ground floor level. This childcare facility will serve 
residents of the subject development as well as the surrounding area;  

• 613sqm of internal communal amenity space features in the proposed scheme. This communal 
amenity space comprises of well-defined spaces, including a concierge, gym, hot desk room, 
meeting/reading area, movie/events room, a games room and multi-purpose spaces. The 
proposed scheme also features a 65sqm external covered communal amenity area at first floor 
level adjacent to the proposed external communal amenity space. Further to this, the Site-
Specific Apartment Management Strategy, prepared by Cushman Wakefield, which 
accompanies this application considers management of these amenity spaces within the 
development; and  

• The number of single aspect apartments has been reduced (to 127 no. which equates to 50.4% 
of the overall development) and the orientation of proposed single aspect apartments has been 
improved, with no north facing single aspect apartments proposed in the subject scheme. 
Proposed single aspect apartments featuring in the scheme have been orientated to face in a 
southern, eastern or western direction allow for maximum light exposure for each individual 
apartment throughout long periods of the daylight hours in accordance with the 
recommendation of the Sustainable Urban Housing: Design Standards for New Apartments 
Guidelines for Planning Authorities, 2018.  

 
As hinted at above, the subject scheme has also been designed to comply with the various requirements 
set out in the Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 
Planning Authorities, 2018 (this will be discussed in greater detail in Section 7.9 of this report). We 
would contend that the subject proposal provides its residents with high level of residential amenity. 
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4.3 Refusal Reason No. 3 
 
The third refusal reason related to the set back from the boundary to the south and its effect on the 
development potential of the adjoining vacant zoned land. The subject proposal has responded to this 
refusal reason by adopting a generous setback (of between 12.108-12.496 metres) from the subject 
site’ southern boundary.  
 
In addition to this, the subject proposal has been designed having regard to the proposed development 
on the South Dublin County Council site immediately south, including tying in with the access road 
serving the neighbouring development along the southern boundary of the subject site (as illustrated in 
the excerpt taken from the proposed ground floor plan, prepared by C+W O’Brien Architects, included 
below). The Design Team has liaised extensively with South Dublin County Council’s Architects 
Department regarding their proposals for the site immediately south as well as the surrounding land.  
The ground floor plan featuring in South Dublin County Council’s Part VIII application has informed 
preparation of the proposed ground floor plan/site layout plan for the subject proposal. Therefore, the 
subject proposal facilitates and ties in with the re-development of the adjoining vacant zoned land. 
 

 
 
Figure 42.0 Ground floor plan excerpt illustrating the subject proposal in the context of the proposed 

development to the south of the subject site  
 
The abovementioned changes and design considerations are considered to have appropriately 
responded to refusal reasons under ABP Ref. ABP-305725-19. 
 
5.0 Pre-planning Consultations 
 
5.1 Initial Consultation with South Dublin County Council 
 
We note that two initial Section 247 Consultation meetings took place with the Planning Authority in 
relation to this application. They are discussed in turn overleaf. 
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Meeting No. 1 (Ref. No. SHD1SPP012/18) 
 
Date: 20th July 2018 
 
Attendees: Jim Johnston - Senior Executive Planner, South Dublin County Council  
 Colin Clarke – Executive Planner, South Dublin County Council 

Adrian Barrett – Senior Executive Engineer, South Dublin County Council  
Robert Roche – Assistant Engineer, South Dublin County Council 
Arthur O’Brien - Lead Partner, C+W O’Brien Architects 
Calogero Marino - BIM Manager & Senior Architectural Technologist, C+W O’Brien 
Architects 
Daniela Sánchez - Architect, C+W O’Brien Architects 
Jim Egan – Associate, Hughes Planning and Development Consultants  
Eoin Reynolds – Director, NRB Consulting Engineers 
Greg Daly – Director, GDCL Consulting Engineers 
Lucy Carey - Principal Landscape Architect, Cunnane Stratton Reynolds  
Joseph Costello – Director, Absolute Limousines Limited 
Karl Hannigan – Applicant Group 

 
C+W O’Brien Architects and Hughes Planning and Development Consultant gave a presentation on the 
proposed development, including the site’s planning history; the site context; and the zoning applying 
to and planning policy context for the subject site. This pre-planning meeting revolved around a pre- 
planning pack circulated prior to the meeting which proposed the following: 
 

Demolition of the existing industrial units on the two sites and the construction of a 
‘build-to- rent’ housing development providing a total of 336 no. residential apartments 
(comprising 62 no. studio units, 68 no. one-bed units, 23 no. two-bed (3p) units and 183 
no. two-bed (4p) units) in 8 no. five-nine storey blocks across two sites; 3 no. 
commercial; a crèche; a gym and 5 no. community rooms, along with landscaped 
courtyards, 92 no. car parking spaces (plus an additional 9 no. disabled spaces) provide 
in two basement car parks (one to each site); 418sqm of secure bicycle storage for 
residents; 160 no. visitor bicycle parking spaces; refuse stores, attenuation tanks, plant 
areas and all associated site development works. 
 

 
 
Figure 43.0 Proposed Site Plan proposed under Section 247 Meeting Ref. No. SHD1SPP012/18 
 

Site A 

Site B 
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Figure 44.0 Southern contextual elevation proposed under Section 247 Meeting Ref. No. 

SHD1SPP012/18 

 
 
Figure 45.0 Northern contextual elevation proposed under Section 247 Meeting Ref. No. 

SHD1SPP012/18 
 
More specifically, the proposal presented at the Section 247 Meeting Ref. No. SHD1SPP012/18: 
 

- Involved two parcels of land (identified as Site A and Site B) totalling 1.15Ha. Site A comprised 
an area of approximately 0.71 ha (1.75 acres) and was located to the west of the junction of 
Fourth Avenue and Cookstown Road. Site B comprised an area of approximately 0.44 ha (1.08 
acres) and is located to the east of the junction of Fourth Avenue and Cookstown Road; 

- Comprised of a total of 336 no. residential apartments, made up of 62 no. studio units, 68 no. 
one-bed units, 23 no. two-bed (3p) units and 183 no. two-bed (4p) units, and featured 3 no. 
commercial units, a gym, a creche and a community room at ground floor level across the two 
sites; 

- Varied in height from five-nine storeys; and 
- Achieved a residential density of 292dpha. 

 
In summary, the main conclusions from this meeting were as follows: 
 

• South Dublin County Council were raised no issues with the type of residential development 
proposed, the mix of units proposed, the mixed-use components featuring at ground floor level, 
access arrangements to for Site A and the quality/positioning of the proposed open space. 

 

• They raised concerns regarding the proposed height and recommended that the proposal either 
reflect: 

 
i. The guiding principles and provisions of the recently expired Tallaght LAP in terms of 

building heights, provision of infrastructure, public lighting, landscaping & open space; or 
ii. The provisions of a draft Tallaght LAP if at draft stage when lodged. 

 

• They recommended that a minimum separation distance of 20-22 metres between the 
easternmost block on Site A and westernmost block on Site B be provided to create a quality 
public realm at ground floor level. 

 

• With regards to access to Site B, they recommended that we liaise with Atlas GP Limited and 
try and tie in with their proposals at the Belgard Gardens Development, which sits immediately 
east and south-east of the subject site. As shown in the plan excerpt, included in Figure 25.0, 
Phase 2 of Atlas GP Limited’s Belgard Gardens Development included an east-west road 
centrally on the site, part of which immediately abuts Site B’s southern boundary. It was 
suggested that this be considered in advancing the design for Site B of the subject proposal. 
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The Applicant noted that re-designing the proposed access to Site B so that it lines up with 
Atlas GP Limited’s proposal would involve the inclusion land owned by South Dublin County 
Council. In response to this, the applicable contact was advised by South Dublin County Council. 
 

Meeting No. 2 (Ref. No. SHD1SPP021/18) 
 
Date: 12th December 2018 
 
Attendees: Jason Frehill - Senior Executive Planner, South Dublin County Council  
 Deirdre Fallon – Executive Planner, South Dublin County Council 

Adrian Barrett – Senior Executive Engineer, South Dublin County Council  
Robert Roche – Assistant Engineer, South Dublin County Council  
Edward Conroy - County Architect, South Dublin County Council 
Willie Purcell - Senior Executive Engineer, South Dublin County Council  
Arthur O’Brien - Lead Partner, C+W O’Brien Architects 
Calogero Marino - BIM Manager & Senior Architectural Technologist, C+W O’Brien 
Architects 
Daniela Sánchez - Architect, C+W O’Brien Architects 
Margaret Commane – Senior Planner, Hughes Planning and Development Consultants 
Eoin Reynolds – Director, NRB Consulting Engineers 
Greg Daly - Director, GDCL Consulting Engineers 
Lucy Carey - Principal Landscape Architect, Cunnane Stratton Reynolds 
Simon Madigan - Assistant Landscape Architect, Cunnane Stratton Reynolds  
Joseph Costello – Director, Absolute Limousines Limited 
Karl Hannigan – Applicant Group 

 
C+W O’Brien Architects and Hughes Planning and Development Consultant gave a presentation on the 
proposed development, including the site’s planning history; the site context; and the zoning applying 
to and planning policy context for the subject site. This pre-planning meeting revolved around a pre- 
planning pack circulated prior to the meeting which proposed the following: 
 

Demolition of the existing industrial units on the two sites and the construction of a new 
link road with Cookstown Road and a ‘build-to-rent’ housing development providing a 
total of 495 no. residential apartments (comprising 92 no. studio units, 111 no. one-bed 
units, 34 no. two- bed (3p) units and 258 no. two-bed (4p) units) in 8 no. eight to eleven 
storey blocks across two sites; 3 no. commercial units; a crèche; a gym, 2 no. 
community rooms and 2 no. communal amenity spaces, along with landscaped 
courtyards, 136 no. car parking spaces (plus an additional 144 no. disabled spaces) 
provide in two basement car parks (one to each site); 791 no. secure bicycle parking 
spaces for residents; 147 no. visitor bicycle parking spaces; refuse stores, attenuation 
tanks, plant areas and all associated site development works. 

 
More specifically, the proposal presented at the Section 247 Meeting Ref. No. SHD1SPP021/18: 
 

- Involved two parcels of land (identified as Site A and Site B) totalling 1.32Ha. Site A comprised 
an area of approximately 0.71Ha and was located to the west of the junction of Fourth Avenue 
and Cookstown Road. Site B comprised an area of approximately 0.61Ha and is located to the 
east of the junction of Fourth Avenue and Cookstown Road. Site B included a 0.17Ha area of 
land owner by South Dublin County Council (the site boundary having been extended to 
facilitate the provision of an access road to Site B which lined up with that proposed in Phase 
2 of Atlas GP Limited’s Belgard Gardens Development immediately east); 

- Comprised of a total of 495 no. residential apartments, made up of 92 no. studio units, 111 no. 
one-bed units, 34 no. two-bed (3p) units and 258 no. two-bed (4p) units, and featured 3 no. 
commercial units, a gym, a creche and 2 no. community room at ground floor level across the 
two sites; 

- Varied in height from eight to eleven storey (the increase in height from the proposal under 
Section 247 Meeting Ref. No. SHD1SPP012/18 occurring in response to the introduction of the 
Urban Development and Building Heights Guidelines for Planning Authorities, 2018, which 
encourages the intensification of development and increase in building heights in suitable 
locations well served by public transport); and 
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- Achieved a residential density of 367dpha. 
 

 
 
Figure 46.0 Proposed Site Plan proposed under Section 247 Meeting Ref. No. SHD1SPP021/18) 
 

 
 
Figure 47.0 Proposed Site Plan for Site B proposed under Section 247 Meeting Ref. No. 
  SHD1SPP021/18) 
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Figure 48.0  Southern contextual elevation proposed under Section 247 Meeting Ref. No. 
  SHD1SPP021/18 
 

 
Figure 49.0  Northern contextual elevation proposed under Section 247 Meeting Ref. No. 
  SHD1SPP021/18 
 
In summary, the main conclusion from this meeting was as follows: 
 

• South Dublin County Council advised that they considered the proposal to be premature in the 
absence of a broader road network strategy being developed for the broader Cookstown 
Industrial Estate area which considered all developments currently being put forward within the 
area. They advised that the strategic direction regarding road provision in this area was 
currently focusing on the provision of an east-west link road from the intersection of Belgard 
Road/Airton Road and Cookstown Road (further north of the subject site) and that an east-west 
link road to the south of Site B would not be looked favourably upon at this time. 

 
In light of the above, it was decided to omit Site B from the scheme.  A separate application will be 
lodged at a later date in relation to this site. 
 
5.2 Consultation with An Bord Pleanála 
 
Following consultations with South Dublin County Council, a request to enter into pre-planning 
consultations with An Bord Pleanála was submitted and a pre-planning consultation meeting was held 
on 26th June 2019. 
 
An Bord Pleanála subsequently issued a notice of Pre-Application Consultation Opinion on 11th July 
2019, which identified 6 no. items to be addressed, in order for the application to constitute the 
reasonable basis for a Strategic Housing Application. These 6 no. items were as follows: 
 

1. Height, Density and Unit Mix 
 

 Further consideration of the document as they relate to height and residential density. In this 
regard, a planning rationale/justification for the height and residential density proposed should 
be submitted which has due regard to inter alia, the local and national planning policy context. 
Specifically, the prospective applicant must be absolutely satisfied that the development would 
not conflict with emerging local policy guidelines in terms of any proposed Local Area Plan. The 
prospective applicant should also provide a reasoned rationale for the proposed building height, 
taking into account the pattern of existing and permitted residential developments in the area 
and the zoning objective and permitted densities pertaining to such lands and how the proposed 
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development of the scale proposed would be successfully assimilated into the area, now and 
in the future. 
 
A planning rationale/justification for the proposed unit type/mix should be submitted 
which includes a housing assessment report that considered existing and recently 
permitted developments in the Tallaght area including tenure, unit type and mix. The 
further consideration of these issues may require an amendment to the documents 
and/or design proposals submitted. 
 
2. Roads 
 
Further consideration of the documents as they relate to planned roads improvements 
in the area. Specifically prospective applicant is advised to illustrate all new and 
planned road infrastructure as it relates to both subject sites (A and B) and how the 
proposed development will integrate and/or facilitate these proposals. The prospective 
applicant should be satisfied that the proposed development is not premature pending 
the delivery of such road infrastructure. The prospective applicant should demonstrate 
that the proposed development would bot prejudice any stated objectives of the 
planning authority to deliver new roads and increase the prospect of vehicular 
connections to and from Cookstown, Airton Road and Belgard Square North or limit 
the possibility of land acquisition for proposals led by the Local Authority. The further 
consideration of these issues may require an amendment to the documents and/or 
design proposals submitted at application stage. 
 
3. Site Integration 
 
The pre-application consultation documentation has failed to provide an adequate 
amount of material to allow any meaningful assessment of site integration if submitted 
as a full planning application. No documentation has demonstrated how the 
development will successfully integrate with the character and amenities of the area, 
such as they are, or recently per mitted development to the east. Further consideration 
should be given in relation to the design rationale/justification outlined in the documents 
as it relates to the integration of the proposed development with adjacent permitted and 
emerging development. Layout drawings should show recently permitted development 
to the east in the context ABP-303306-18 regarding the provision of a future vehicular 
and/or pedestrian route, position of apartment buildings and open space. In addition, 
contiguous elevations , levels and cross sections should show permitted development 
on those lands to the east. There should be a logical physical  connectivity between 
the site and the site to the east, as a means of providing a usable pedestrian/cyclist 
route. The further consideration of this issue may require an amendment to the 
documents and/or design proposals submitted. 
 
4. Residential Amenity 
 
Further consideration and/or justification of the documents as they relate to the internal 
layout of the proposed development, having regard to the provision of resident support 
facilities and amenities and their location within the overall development, having regard 
to the provision of the Sustainable Urban Housing: Design Standards for New 
Apartments, 2018 including the specific planning policy requirements in respect of 
Build-to-Rent and Shared Accommodation developments. The provision of a variety of 
facilities should contribute to the creation of a shared environment where individual 
renters become more integrated and develop a sense of belonging with their 
neighbours in the scheme. The further consideration of these issues may require an 
amendment to the documents and/or design proposals submitted at application stage. 
 
5. Materials and Finishes 
 
Further consideration of the documents as they relate to the detailed design of the 
proposed development. The documentation submitted at application stage should 
demonstrate that the external finishes, materials and detailing of the proposed buildings 
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together with 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 the area over the long term. The further 
consideration of these issues may require an amendment to the documents and/or 
design proposals submitted at application stage. 
 
6. Public and Communal Open Space 
 
Further consideration should be given to the design rationale/justification outlined in 
the documents as it relates to the qualitative standards of public and communal open 
space provisions particularly in the context of the disposition and usability of such 
spaces. Details of usability and hierarchy of such spaces, ease of access and 
consideration of any impact in terms of overlooking issues that may arise to units at 
ground floor level should be considered. The further consideration of this issue may 
require an amendment to the documents and/or design proposals submitted. A site 
layout plan which clearly distinguishes between public open space and communal open 
space should be submitted. Any proposed pedestrian connections to adjoining lands 
should be clearly indicated on plans. The prospective applicant should include any 
plans for public open spaces in the wider area, if know, and how such proposals would 
link in and integrate with the proposed development. The further consideration of these 
issues may require an amendment to the documents and/or design proposals 
submitted. 

 
The Board also requested, pursuant to article 285(5)(b) of the Planning and Development Act 2000 (As 
amended by the Residential Tenancies Act 2016), the provision of the following specific information:  
 

1. Photomontages and cross sections at appropriate intervals for the proposed development 
including how the development will interface with existing streets and contiguous lands. In this 
regard, due consideration should also be given to recently permitted residential and road 
development not yet constructed. 

 
2. Daylight/Sunlight analysis, showing an acceptable level of residential amenity for future 

occupiers of the proposed development, which includes details on the standards achieved 
within the proposed residential units, in private and shared open space, and in public areas 
within the development. 

 
3. A revised Traffic Impact Assessment report which addresses concerns raised by the planning 

authority regarding inter alia, access to car parks, roads layout, public transport capacity, car 
parking rationale and planned roads. A rationale justifying any reduction in car parking spaces 
should also be submitted in the context of the Sustainable Urban Housing guidelines and advice 
on Build to Rent schemes. 

 
4. Additional water and waste water details to address matters raised in the planning authority’s 

opinion dated 6 June 2019 in particular the Water Services Department's comments and 
consideration of the provisions of appropriate SuDS measures and attenuation calculations. 
 

5. Construction and Demolition Waste Management Plan. 
 

6. 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 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). 
 

7. The information referred to in article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the Planning and 
Development Regulations 2001-2018 should be submitted as a standalone document. 
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A Statement of Response to Pre-application Consultation Opinion has been prepared by Hughes 
Planning and Development Consultants, detailing 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. 
 
5.3 Subsequent Consultation with South Dublin County Council 
 
While advancing a revised scheme which addresses the refusal reasons outlined in relation to ABP Ref. 
ABP-305725-19, a third Section 247 Consultation meetings took place with the Planning Authority in 
relation to this application. 
 
Consultation No. 3 (Ref. No. SHD1SPP009/20) 
 
Date: 26th June 2020 
 
Attendees: Jim Johnston - Senior Executive Planner, South Dublin County Council  
 Colin Clarke – Executive Planner, South Dublin County Council  

Brian Harkin – Drainage Department, South Dublin County Council 
Oisin Egan – Parks Department, South Dublin County Council 
Therese Pender - Architects Department, South Dublin County Council   
William Power - Associate, C+W O’Brien Architects 
Calogero Marino - Associate, C+W O’Brien Architects 
Margaret Commane – Associate, Hughes Planning and Development Consultants  
Karl Hannigan – Applicant Group 

 
This pre-planning consultation revolved around a pre-planning booklet, prepared by C+W O’Brien 
Architects, which accompanied the meeting request submitted to South Dublin County Council on 2nd 
June 2020 (excerpts of which are included overleaf). The proposal detailed in this pre-planning booklet 
was as follows:  
 
 Demolition of the existing industrial units on the two sites and the construction of a 2-9 

storey build-to-rent housing development providing 250 apartments. The development also 
features management facilities, a communal gym facility, reception, lounge and communal 
amenity spaces, 2 commercial spaces, a childcare facility, communal landscaped courtyard 
at podium level connected to a landscaped roof garden at second floor level and car and 
bicycle parking facilities at ground floor level. 
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Figure 49.0 Ground floor plan submitted under Section 247 Consultation Ref. No. SHD1SPP009/20 
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Figure 50.0 First floor plan submitted under Section 247 Consultation Ref. No. SHD1SPP009/20 
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Figure 51.0 Second floor plan submitted under Section 247 Consultation Ref. No. SHD1SPP009/20 
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Figure 52.0 Typical upper floor plan submitted under Section 247 Consultation Ref. No. 
 SHD1SPP009/20 
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Figure 53.0 Seventh and eighth floor plan submitted under Section 247 Consultation Ref. No. 
 SHD1SPP009/20 
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Figure 54.0 Masterplan diagram for the surrounding area submitted under Section 247 Consultation 
 Ref. No. SHD1SPP009/20 
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Figure 55.0 Massing diagram for the surrounding area submitted under Section 247 Consultation 
 Ref. No. SHD1SPP009/20 
 
In summary, the main conclusion from this meeting was as follows: 
 

• South Dublin County Council acknowledged that our site is a key site for igniting redevelopment 
of the Cookstown Industrial Estate given its proximity to the Town Centre and the recently 
constructed Cookstown Road Extension which provides a direct connection. 

• South Dublin County Council welcomed the changes made in response to the refusal reasons 
pertaining to the original SHD application for the site (under ABP Ref. ABP-305725-19) as well 
as our consideration of the proposed Airton Link Road and South Dublin County Council 's 
proposals to the south and south-east in re-designing our scheme. In this regard, it was 
recommended that we liaise with Therese Pender (or Eddie Conroy) in South Dublin County 
Council’s Architects Dept. to ensure we have the most up to date proposals for the South Dublin 
County Council lands immediately south. It was suggested that shared access arrangements 
might be possible.  It was also recommended that the Traffic Engineer involved with the project 
liaise with the Roads Dept. regarding our proposed roads layout; 

• South Dublin County Council recommended that we ensure our proposal aligns with the 
adopted Tallaght Town Centre LAP;  

• South Dublin County Council raised a concern about our buildings offset (in the north-eastern 
corner) from/presentation to the newly created signalised junction at the intersection of 
Cookstown Road and Fourth Avenue. It was recommended that we provide a more pronounced 
corner here. The project design team advised that the applicable part of the application site was 
owned by South Dublin County Council and such a feature might not be possible to incorporate 
for this reason. South Dublin County Council recommended that we liaise with Brian Martin in 
the Property Dept. to investigate the possibility of purchasing the South Dublin County Council 
land in question to realise this feature; and  

• South Dublin County Council also recommended that the Project Engineer and Landscape 
Architect liaise with Brian Harkin in the Drainage Dept. and Oisin Egan in the Parks Dept. 
regarding our SUDS strategy and our revised landscaping proposals, respectively, in advance 
of lodgement. 
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In advance of lodging this SHD application, the design team liaised with South Dublin County Council’s 
Architects, Parks, Roads and Drainage Departments about the proposed development, while the 
Applicant liaised with the Property Department about the possible purchase of the applicable land 
(unfortunately such a purchase was not possible at this time).  
 
In light of the above, as discussed in detail previously, the subject proposal was amended to provide 
access to the South Dublin County Council site located immediately south off our new road proposed 
along the subject site’s southern boundary.  
 
6.0 Proposed Development 
 
The proposed development comprises the demolition of the existing low-rise industrial units 
(2,518sq.m) and construction of a ‘build-to-rent’ housing development, accommodating a total of 252 
no. residential apartments, in a two to nine storey development. The proposed scheme has a housing 
density of 356 dwellings per Ha, a plot ratio of 2.95 and a site coverage of 69% (48% excluding the 
landscaped podium over the carpark). These figures are calculated based on the area in the ownership 
of the Applicant rather than the entire application site boundary (please see the Schedule of 
Accommodation, prepared by C+W O’Brien Architects, for further information on the plot ratio 
calculation for the scheme).  
 
More specifically, the ‘build-to-rent’ housing development will comprise 50 no. studio units, 96 no. one-
bed units, 100 no. two-bed units and 6 no. three-bed units. Each apartment has associated private open 
space in the form of a ground floor terrace or a balcony and has access to 613sqm of internal communal 
amenity space and 1792sqm of external communal amenity space in the form of a 1219sqm podium 
level landscaped courtyard and a 573sqm roof top courtyard accessible from the podium level 
courtyard. The development also features a 65sqm external covered communal amenity area at first 
floor level adjacent to the proposed external communal amenity space. The internal communal amenity 
space comprises of a concierge, gym, library/co-working space, a cinema/multi-media room and multi-
purpose spaces. The library/co-working area proposed will allow residents to work from home which is 
particularly important in light of the current Covid 19 climate. In addition to the amenities provided on 
site, it is also worth noting that the subject development is in close proximity to the Tallaght Town Centre 
which also features a variety of amenities and services.  
 
2 no. commercial units (comprising 95sqm and 145sqm) are also proposed at ground floor level, one in 
the north-eastern corner and one centrally on the development’s northern interface more specifically. 
The larger of the 2 no. commercial units would offer suitable space for a major supermarket retailer to 
deliver an express store while the smaller of the 2 no. commercial units would be a suitable location for 
a café/restaurant due to its proximity to a 540sqm public plaza proposed in the north-eastern corner of 
the site and the provision of an out-door seating area adjacent. A 275sqm creche, with 86sqm external 
play space, is also provided at ground floor level which will serve residents of the development and the 
surrounding area. 
 
The development is served by a podium level carpark providing a total of 73 no. parking spaces 
(including 68 no. standard spaces (10 no. of which will accommodate go-cars) and 5 no. mobility 
impaired user parking spaces). The development is served by 500 no. bicycle parking spaces (372 no. 
resident spaces and 128 no. visitor spaces) at ground floor level in the central car parking area and on 
street. Access to the proposed podium level carpark is located at the north-west corner of the subject 
site and is accessible via an access road serving the development which ties in with road being 
constructed immediately south of the subject site as part of South Dublin County Council’s Part VIII 
application. Should the subject site come to be developed before the South Dublin County Council Part 
VIII development and associated road immediately south, this application seeks permission for a 
temporary road providing access to the subject site adjacent to the site’s southern boundary. Upon 
completion of South Dublin County Council’s road, access to the development will be redesigned to tie 
in with South Dublin County Council’s road and the temporary road will be removed and replaced with 
a 470sqm public open space area.  
 
The proposed development also includes road, junction and streetscape upgrades along Fourth Avenue 
and Cookstown Road, including the installation a signalized junction at the intersection of Fourth 
Avenue and Cookstown Road. These road, junction and streetscape upgrades have been designed to 
tie in with the recently completed Cookstown Road Extension, the road/street layout outlined in the 
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Tallaght Town Centre Local Area Plan 2020-2026, proposals for the Airton Link Road and proposals 
for the South Dublin County Council land immediately south and south-east of the subject site. For 
further details please refer to the drawings included as an appendix to the Transportation Assessment 
Report, prepared by NRB Consulting Engineers, which accompany this application under a separate 
cover.  
 
Please refer to the Design Statement and architectural drawing set, prepared by C+W O’Brien 
Architects, for further details regarding the above. The subject application has been prepared having 
regard to the refusal reasons outlined in relation to ABP Ref. ABP-305725-19, as well as the feedback 
received from An Board Pleanala and South Dublin Council during pre-planning consultations. It is also 
worth noting that the proposed development has been designed having regard to the approach surfaces 
relating to Casement Aerodrome and the subject site’s proximity to the helipad at Tallaght Hospital. 
This is illustrated in the Aeronautical Assessment Report, prepared by O’ Dwyer & Jones Design 
Partnership Aviation Planning and Architecture Consultants, and Solar Photovoltaic Glint & Glare Study 
Aviation Specific, prepared by Innovision, which accompany this application.  
 

 
 
Figure 56.0 Existing site plan indicating buildings to be demolished on site 
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Figure 57.0 Site layout plan of the proposed development 
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Figure 58.0 Ground floor plan of the proposed development  
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Figure 59.0 Excerpt of alternative ground floor plan of the proposed development illustrating 

temporary road proposal  
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Figure 60.0 First floor plan of the proposed development  
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Figure 61.0 Second floor plan of the proposed development  
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Figure 62.0 Third floor plan of the proposed development  
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Figure 63.0 Fourth floor plan of the proposed development  
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Figure 64.0 Fifth floor plan of the proposed development  
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Figure 65.0 Sixth floor plan of the proposed development  
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Figure 66.0 Seventh floor plan of the proposed development  
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Figure 67.0 Eighth floor plan of the proposed development  
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Figure 68.0 Roof plan of the proposed development 
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Figure 69.0 Photomontage from the north-east corner of the site illustrating how the proposed 

development will present from the intersection of Cookstown Road and Fourth Avenue 
 

 
 
Figure 70.0 Photomontage from the south-western corner of the site illustrating how the proposed 

development will present to the newly created road at the site’s southern boundary 
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Figure 71.0 Photomontage from the south illustrating how the proposed development will present 

to the persons travelling north on Cookstown Road  
 
As discussed in previously, at pre-planning stage it was intended to include Units 69 & 70 Cookstown 
Road (referred to as Site B in pre-planning correspondence) in this application. However, following the 
feedback received at pre-planning consultation with An Board Pleanala, it was decided that the 
development of Units 69 & 70 Cookstown Road would be premature pending the provision of the Airton 
Link Road. This site will instead form a later phase of development. 
 

 
 
Figure 72.0  Map illustrating subject application site and site earmarked for Phase 2 of development 



Statement of Consistency and Planning Report   October 2020 

 

 
Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24                                                                     66 
 

7.0 Planning Assessment 
 
This section of the statement will examine the planning framework, including national, regional and 
local, that informs the use and development of the subject land. Documents of note are as follows: 
 

• Project Ireland 2040 – National Planning Framework (2018); 

• National Development Plan 2018-2027; 

• Urban Development and Building Heights - Guidelines for Planning Authorities, December 2018; 

• Rebuilding Ireland – Action Plan for Housing and Homelessness, July 2016; 

• Department of Housing, Planning and Local Government Circular PL 8/2016 APH 2/2016; 

• Quality Housing for Sustainable Communities – Guidelines for Planning Authorities (2007); 

• Sustainable Residential Development in Urban Areas – Guidelines for Planning Guidelines 
(2009); 

• Urban Design Manual – A Best Practice Guide, 2009; 

• Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2018); 

• Design Manual for Urban Roads and Streets (2013); 

• The Planning System and Flood Risk Management Guidelines for Planning Authorities (2009); 

• Guidelines for Planning Authorities on Childcare Facilities (2001); 

• Regional Spatial & Economic Strategy for the Eastern and Midland Regional Assembly, 2019; 

• South Dublin County Development Plan 2016-2022; and 

• Tallaght Town Centre Local Area Plan 2020-2026. 
 

7.1 Project Ireland 2040 – National Planning Framework (2018) 
 
The Project Ireland 2040 - National Planning Framework (2018) seeks more balanced and concentrated 
growth, particularly within the five major cities in Ireland. The following target is outlined in relation to 
national growth: 
 

We have five cities in Ireland today in terms of population size (>50,000 people): Dublin, 
Cork, Limerick, Galway and Waterford. In our plan we are targeting these five cities for 
50% of overall national growth between them, with Ireland’s large and smaller towns, 
villages and rural areas accommodating the other 50% of growth. 

 
More specifically, strategies are included in Chapter 2.2 of the Planning Framework which seek to target 
a greater proportion (40%) of future housing development to be within and close to the existing ‘footprint’ 
of built-up areas. This target is to be achieved by making better use of under-utilised land and buildings, 
including ‘infill’, ‘brownfield’ and publicly owned sites and vacant and under-occupied buildings, with 
higher housing and jobs densities, better serviced by existing facilities and public transport. 
 
The proposed development is representative of the form of development which is sought as per the 
provisions of the national planning framework. Moreover, we would note the following national policy 
objectives as per Project Ireland 2040:  
 
National Policy Obj. 3a  Deliver at least 40% of all new homes nationally, within the built-up 

footprint of existing settlements.  
 
National Policy Obj. 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 Obj. 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.  
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National Policy Obj. 35  Increase residential density in settlements, through a range of 
measures including reductions in vacancy, re-use of existing buildings, 
infill development schemes, area or site-based regeneration and 
increased building heights. 

 
The proposed development is consistent with the above as it involves the re-development of 
underutilised land which is in close proximity to existing facilities and public transport. 
 
7.2 National Development Plan 2018-2027 
 
The National Development Plan 2018-2027 sets out the investment priorities that will underpin the 
successful implementation of the National Planning Framework, including the development of the 
necessary housing stock set out therein. The National Development Plan demonstrates the 
Government’s commitment to meeting Ireland’s infrastructure and investment needs over the next ten 
years, through a total investment estimated at €116 billion over the period. This includes investment in 
high quality integrated public and sustainable transport systems as well as health and education. 
 
One of the two investment priorities envisaged by this plan in relation to education, more specifically 
the higher education sector, is bolstering the capacity of multi-campus Technological Universities and 
of Institutes of Technology. TU Dublin (Tallaght Campus) is identified as one of the former Institutes of 
Technology to benefit from future investment. 
With regards to health, a Paediatric Outpatients and Urgent Care Centre is due to open at Tallaght 
Hospital in 2020, while Tallaght Hospital is also identified for Renal Dialysis and Intensive Care Units 
within the life of the plan. 
 
The proposed development will provide much needed accommodation in close proximity to both of 
these facilities. 

 
7.3 Urban Development and Building Heights - Guidelines for Planning Authorities, 

December 2018 
 
These guidelines are intended to set out national planning policy guidelines on building heights in 
relation to urban areas, as defined by the census, building from the strategic policy framework set out 
in Project Ireland 2040 and the National Planning Framework. 
 
These guidelines outline that there is significant scope to accommodate anticipated population growth 
and development needs, whether for housing, employment or other purposes, by building up and 
consolidating the development of our existing urban areas. The rationale for consolidation and 
densification to meet our accommodation needs applies in relation to locations that development plans 
and local area plans would regard as city and town centre areas as well as areas in and around existing 
urban areas and suburban areas. 
 
This policy encourages the facilitation of increased levels of residential development in our urban 
centres and significant increases in the building heights and overall density of development through the 
planning process, particularly at local authority and An Bord Pleanála levels. Increasing prevailing 
building heights is deemed to have a critical role to play in addressing the delivery of more compact 
growth in our urban areas, particularly our cities and large towns through enhancing both the scale and 
density of development. 
 
In particular, increased density and height of development within the footprint of developing sustainable 
mobility corridors and networks, where substantial investment in public transport infrastructure has been 
made as part of Project Ireland 2040. SPPR 1 goes on to outline the following in relation to this: 
 

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. 
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The proposed height and density are consistent with the above guidance due to the subject site’s 
proximity to the Luas and bus network serving the Tallaght/Cookstown area. Further to this, the 
proposed development scores highly when assessed against the development management criteria set 
out in the guidelines as, aside from being well served by public transport, it: 
 

- Enhances the character, built environment and public realm of the area, featuring well 
considered high quality materials; 

- Maximises access to natural daylight, ventilation and views due to the positioning/massing of 
the blocks on the subject site; and 

- Has limited impact in relation to overshadowing and loss of light due to its separation from 
existing residential developments in the surrounding area. 

 
7.4 Rebuilding Ireland – Action Plan for Housing and Homelessness, July 2016 
 
The ‘Action Plan for Housing and Homelessness’ was published in July 2016 as part of the 
Government’s Rebuilding Ireland initiative. This is a whole-of-Government plan seeks to double 
residential construction output to 25,000 homes per year by 2020; deliver 47,000 units of social housing 
by 2021; make the best use of existing housing stock; and lay the foundations for a stronger, more 
stable private rented sector. The Action Plan seeks to address existing issues of housing supply and 
homelessness in Ireland through five ‘Pillars’. Pillar 4, ‘Improving the Rental Sector’, includes build-to- 
rent and encourages “build-to-rent” as a key action. It is stated that a build-to-rent model can deliver 
additional supply towards the overall target supply of 25,000 units per annum. 
 
We submit that the proposed development responds to a recognised need, at national level, for build- 
to-rent accommodation and is consistent with policy in this regard. 
 
7.5 Department of Housing, Planning and Local Government Circular PL 8/2016 APH 2/2016 
 
The Department of Housing, Planning, Community and Local Government (DHPCLG) issued a Circular 
Letter in 2016, states that the emerging Build to Rent (BTR) sector offers significant new opportunities 
to increase the scale and pace of delivery of housing. Planning authorities are requested to proactively 
encourage and work with proposers of BTR projects to facilitate their emergence at appropriate 
locations. The Department is giving active consideration to issuing further guidance in relation to this 
important new sector of housing provision in the near term. 
 
The proposed development accords with the policy set out in the Circular Letter from DHPCLG. 
 
7.6 Quality Housing for Sustainable Communities – Guidelines for Planning Authorities 
 (2007) 
 
The purpose of these Guidelines is to assist in achieving the objectives for Delivering Homes, 
Sustaining Communities contained in the Government Statement on Housing Policy which focuses on 
creating sustainable communities that are socially inclusive by promoting high standards in the design 
and construction and in the provision of residential amenity and services in new housing schemes. 
 
The subject site is located within 400 metres of the Tallaght town centre which features several local 
amenities such as shops, restaurants, entertainment venues etc. Furthermore, the site is also situated 
adjacent to the Cookstown Luas Stop which provides access to Dublin City Centre which has numerous 
amenities that can be enjoyed. 
 
In addition, the subject development provides a number of residential amenities on site, featuring a 
gym, communal amenity spaces at ground floor level, and community rooms throughout the 
development. 
 
7.7 Sustainable Residential Development in Urban Areas – Guidelines for Planning 
 Guidelines (2009) 

 
The Sustainable Residential Development in Urban Areas – Guidelines for Planning Guidelines (2009) 
updated and revised earlier guidance of 1999. These statutory guidelines, which were brought forward 
to improve the quality of homes and neighbourhoods, set out best practice design criteria and provide 
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a robust framework in which proposals for residential development should be considered. They 
establish a series of high level aims for successful and sustainable development in urban areas. 
 
The proposed development has been designed to address the provisions of these guidelines, as set 
out hereunder: 
 

• The design of the proposed development responds appropriately to its locational context in terms 
of its scale, massing and architectural treatment. It will provide an appropriate form of 
redevelopment along Cookstown Road and Fourth Avenue, in accordance with the South Dublin 
County Development Plan 2016-2022 and Tallaght Town Centre Local Area Plan 2020-2026 
objectives and policies. The proposal provides for the regeneration of a brownfield site in a 
sustainable manner. 

• The location of the proposed development close to public transport routes will ensure good 
connectivity. Its location in close proximity to the Belgard Luas stop and Bus Routes serving Belgard 
Road and Belgard Square North. Also, the provision of 500 no. bicycle parking spaces on site will 
promote walking and cycling to and from the development and minimise the use of cars. 
 

• By its nature, the proposed ‘build-to-rent’ development will accommodate a diverse mix of residents; 
workers in the nearby hospital and TU Dublin (Tallaght Campus), workers within the broader area 
and students attending the nearby hospital and TU Dublin (Tallaght Campus) as well as colleges 
and universities in the broader area. In terms of layout, the provision of communal facilities, 
including communal amenity spaces, gym and open space areas at ground, first and second floor 
levels together will facilitate significant levels of interaction. 
 

• The proposed development, by reason of its location on a brownfield site, together with its density 
and layout, will promote the efficient use of land and of energy, including in relation to transport, 
and thereby minimise greenhouse gas emissions. 
 

• The proposed development is formed around a landscaped courtyard and will include a gym, creche 
and commercial units opening onto Cookstown Road and Forth Avenue which creates a distinct 
sense of place. Further to this higher built form elements are provided immediately adjacent to the 
intersection of Cookstown Road and Forth Avenue which will create a distinct sense of place when 
travelling northwards on the recently constructed Cookstown Road Extension. 
 

• The proposed design provides for a high-quality development of purpose-built build-to-rent 
accommodation. The amenity spaces provided, both internal and external, and facilities provided, 
will afford a high standard of residential environment. 

 
Having regard to the foregoing, it is considered that the proposed development would be consistent 
with the Sustainable Residential Development in Urban Areas Planning Guidelines (2009). 
 
7.8 Urban Design Manual – A Best Practice Guide 2009 
 
The ‘Urban Design Manual – A Best Practice Guide, 2009’ is based around twelve questions that have 
been drawn up to encapsulate a full range of design considerations for residential development such 
as that proposed on the subject site. These questions are ‘a distillation of current policy and guidance 
and tried and tested principles of good urban design.’ 
 
This report reviews the proposed development in this context in an effort to address the key issues of 
design, scale, massing and integration with the fabric of the area while respecting the amenity of 
adjacent properties. 
 
(i) Context - How does the development respond to its surroundings? 
 
The proposed development will have a prominent position on the junction of Cookstown Road and 
Fourth Avenue. The building is designed to have active frontages, including retail/communal/residential 
uses, along both Cookstown Road and Fourth Avenue and active frontages in the form of own door 
apartments are also provided adjacent to the accessway proposed along the southern boundary and 
pedestrian accessway provided along the western boundary providing a high degree of passive 
surveillance of the public realm from within the building. This part of the Tallaght, the Cookstown 
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Industrial Estate, has been identified for considerable change moving forward. Recent developments in 
and around the Tallaght Town Centre have brought an intensification of residential densities, increased 
massing and a growth in the scale of buildings. The Tallaght Town Centre Local Area Plan, 2020-2026, 
seeks similar development within the area to the north of the Town Centre Area, within which the subject 
site lies. The form and scale of the proposed development has been informed by recent residential 
buildings within the Tallaght Town Centre area and its design is consistent with current increased 
density, intensification of use and significant increase in heights encouraged by the National Planning 
Framework and the Urban Development and Building Heights - Guidelines for Planning Authorities, 
December 2018.  
 
This new building will exert its own streetscape presence on Cookstown Road and Forth Avenue. It will 
generate activity at street level along both frontages due to the commercial uses and communal facilities 
proposed as well as due to the ‘own door access’ apartments and street furniture/landscaping proposed 
along Cookstown Road and Forth Avenue. Both the ‘build-to-rent’ accommodation use and the 
proposed commercial/communal uses will enliven the neighbourhood and bring additional footfall to the 
area. 
 
(ii) Connections - How well connected is the new neighbourhood? 
 
The proposed development scheme has been designed to facilitate quality all-round access, including 
vehicular, pedestrian and cyclist movement. The site has vehicular access to the Cookstown Road 
extension which links to a number of main arterial routes into Dublin City centre and the M50 motorway 
thereby providing access to a large extent of the Irish road network. The site is in close proximity to the 
Tallaght Hospital Luas stop and a number of bus services run along Belgard Square, c. 200 metres 
south of the subject site, offering access to and from the city.  
 
It is considered that the proposed residential density is appropriate to the site location in transport terms 
and will help support efficient public transport. 
 
(iii) Inclusivity - How easily can people use and access the development? 
 
Currently, there is limited landscaping and street furniture along this section of Fourth Avenue and 
Cookstown Road. The development will benefit residents in the neighbourhood by the widening and 
improving the public realm. People will find Fourth Avenue and Cookstown Road a more attractive 
environment to use both during the day and at night time. Within the proposed development all areas 
are designed with level access throughout the internal accommodation and external garden areas. A 
wide range of amenity spaces are proposed and all common facilities are fully accessible. All floors in 
the building are served by lift, as well as by stairs. The proposed commercial units, gym and creche 
open up the site providing animation to passers-by through its openness at ground floor level. The own 
door accesses provided to ground floor apartments also improves animation. Extensive glazing along 
the street facades at ground floor level and pedestrian entries afford views into the various parts of the 
building. 
 
(iv) Variety - How does the development promote a good mix of activities? 
 
The proposed development features ‘build-to-rent’ accommodation and the site is well positioned within 
reach of many sources of employment as wells as hospitals and third level institutions. In addition, the 
proposal includes commercial units, a gym, a creche and other communal spaces along Cookstown 
Road and Fourth Avenue as well as landscaping and seating areas along the street frontages. This will 
provide external animation on the street frontages. 
 
(v) Efficiency - How does the development make appropriate use of resources, including land? 
 
Both the South Dublin County Development Plan 2016-2022 and Tallaght Town Centre Local Area Plan 
2020-2026 seek to encourage higher densities at this location. Currently on the site are a series of low-
rise industrial buildings. The construction of new residential buildings will bring about a significant 
improvement to the site conditions, bringing the land back into a beneficial use. The redevelopment of 
this brownfield site for residential accommodation and commercial use will significantly improve the 
physical environment and provide high-density accommodation on an underutilised site. 
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Open spaces and roofs are designed with Sustainable Urban Drainage Solutions (SUDS). The central 
courtyards, takes best advantage of the solar orientation. The layout is designed such that all living / 
dining / kitchen spaces are positioned to front the central courtyard or the outside elevations of the 
buildings, thereby offering units which are outward looking, with varied aspects. 
 
(vi) Distinctiveness - How do the proposals create a sense of place? 
 
The proposed development, through contemporary design will create a positive addition to the identity 
of the locality, which will serve as a high-quality distinct development of moderate scale on a brownfield 
site which is presently severely underutilised. 
 
The proposed building at this location at the intersection of Cookstown Road and Fourth Avenue will 
have a strong identity and become a distinctive and recognisable place. The proposed buildings adopt 
setbacks from the site’s street frontages to create landscaping and seating areas along the street and 
frontages. 
 
(vii) Layout - How does the proposal create people friendly streets and spaces? 

The layouts of the proposed buildings respond to the site context, the position of adjacent buildings and 
other proposed developments in the vicinity. The development addresses existing frontages to 
Cookstown Road and Fourth Avenue with commercial units, a public plaza, a gym, a creche, 
landscaping and own door apartments proposed. The newly created accessway and pedestrian route 
being created along the southern and western boundaries, respectively, feature own door access 
apartments which provides a suitable level of animation.  
 
The road, junction and streetscape upgrades proposed as part of this development will improve the 
feel/safety of the street, changing it from industrial to more residential, thus making a more people 
friendly street.  
 
(viii) Public Realm - How safe, secure and enjoyable are the public areas? 
 
The scheme has been designed with landscaping, 2 no. public open space areas and street furniture 
along the Cookstown Road and Fourth Avenue frontages. A large central courtyard is provided which 
is interfaced with a number of units in the apartment building and a gym, and communal amenity spaces 
serving the development are also provided which will provide a safe place which benefits from passive 
surveillance and can be enjoyed by the prospective residents. 
 
The public realm around the site will be improved with the setting back of the building to create a 
generously proportioned accessway along the southern boundary and pedestrian route along the 
western boundary. 
 
(ix) Adaptability - How will the buildings cope with change? 
 
Adaptability of the design has been considered and it is proposed that all internal walls be constructed 
in a non-masonry system, thereby allowing future modifications to layouts to be readily implemented. 
 
The building will be thermally efficient and it is proposed to use a centralised adaptable plant. 
 
(x) Privacy and Amenity - How does the scheme provide a decent standard of amenity? 
 
The build-to-rent accommodation and the shared amenity spaces are designed to meet current design 
standards, as set out in the Sustainable Urban Housing: Design Standards for New Apartments 
Guidelines for Planning Authorities (2018). In many areas, the minimum standards are exceeded such 
as the space requirements in units. 
 
The majority of proposed units enjoy dual or triple aspect and all have their living/kitchen spaces on the 
outer elevations of the building or fronting the central courtyard. Appropriate acoustic insulation will be 
designed to prevent sound transmission from one unit to another and from areas of non-residential uses 
to residential uses. All apartments have access to a large central courtyard which features a mix of hard 
and soft landscaping and amenity spaces, including a children’s playground. 
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The location of the development means that there is no direct overlooking of any other residential 
properties, with the buildings surrounding the subject site comprising non-residential buildings currently. 
An appropriate setback is adopted from the southern boundary to ensure unreasonable overlooking 
does not occur in relation to the social and affordable apartments being developed by South Dublin 
County Council immediately south. 
 
(xi) Parking - How will the parking be secure and attractive? 
 
The development is provided with 73 no. on-site car parking spaces, 10 no. of which will be allocated 
for Go-Car vehicles and 5 no. of which will be limited mobility spaces, which is considered appropriate 
given the sites proximity to the Luas and numerous bus/cycle routes. These car parking spaces, as well 
as the 372 no. resident bicycle spaces proposed, will be accommodated centrally on the site at ground 
floor level of the building. Vehicular access will be via a secure gate located in the south-western corner 
of the site.  
 
(xii) Detailed Design - How well thought through is the building and landscape design? 
 
The materials and external design of the proposed development make a positive contribution to the 
locality. Design of the buildings will facilitate easy and regular maintenance. Care has been taken over 
the siting of flues, vents, bin storage, etc. 
 
7.9 Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 
 Planning Authorities (2018) 

 
The proposed development has been designed to be fully comply with the standards set out in 
Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning 
Authorities, published by the Department of the Environment, Community and Local Government in 
March 2018. The 2018 Guidelines update previous guidance in the context of greater evidence and 
knowledge of current and likely future housing demand in Ireland taking account of the Housing Agency 
National Statement on Housing Demand and Supply, the Government’s action programme on housing 
and homelessness Rebuilding Ireland and Project Ireland 2040 and the National Planning Framework, 
published since the 2015 guidelines. 
 
Furthermore, the 2018 Guidelines include guidance specific to the emerging ‘build to rent’ and ‘shared 
accommodation’ sectors, which did not feature in the previous 2015 Guidelines. These are set out in 
Section 5.0 and Specific Planning Policy Requirements 7 and 8 included therein relate specifically to 
build-to-rent developments. 
 
Specific Planning Policy Requirement 7 reads as follows: 
 

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;  

 
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.  
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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.  

 
In response to the above requirements, the public notices for this application have identified the 
development as ‘Build-to-Rent’ development and a draft legal agreement accompanies the application. 
Further to this, the development has been designed to include resident support facilities and resident 
services and amenities, including communal amenity spaces (totalling 613sqm), including a concierge, 
gym, library/co-working space, a cinema/multi-media room and multi-purpose spaces, and a 
first/second floor level landscaped courtyard with a playground, play spaces and seating areas.  
 
Specific Planning Policy Requirement 8 read as follows: 
 

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;  

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;  

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;  

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;  

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.  

 
The proposed developments consistency with the standards applying to ‘build to rent’ schemes is 
discussed below. 
 
Minimum Floor Area 
 
Specific Planning Policy Requirement 3 sets out minimum apartment floor areas. The overall apartment 
floor area sizes required for apartment units area as follows: 
 

• Studio apartment 37sq.m 

• 1-bedroom apartment 45sq.m 

• 2-bedroom apartment (3 persons) 63sq.m 

• 2-bedroom apartment (4 persons) 73sq.m 
 
The requirement that the majority of all apartments in a proposed scheme exceed the minimum floor 
area standards by a minimum of 10%, set out in Section 3.8 does not apply to build-to-rent schemes, 
pursuant to Specific Planning Policy Requirement 8(iv). 
 
The proposed development comprises of 252 no. apartment units, of which 50 no. are studio 
apartments, 96 no. one bedroom units, 100 no. two bedroom units and 6 no. 3 bedroom units. The floor 
areas for each of the different apartment types fully compliant with the various floor area and floor width 
standards, and in most instances are in excess of the required minimum standards, as outlined in the 
Housing Quality Assessment table, prepared by C+W O’Brien Architects, which accompanies this 
application. 
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Minimum Aggregate Floor Areas and Minimum Widths for Living/Dining/Kitchen Areas 
 
The 2018 Guidelines require the following minimum aggregate floor areas in relation to 
living/Dining/Kitchen Areas: 
 

• Studio - 30sq.m, minimum width 4m 

• One Bedroom - 23sq.m, minimum width 3.3m 

• Two Bedroom (3P) - 28sq.m, minimum width 3.6m 

• Two Bedroom (4P) - 30sq.m, minimum width 3.6m 

• Three Bedroom (5P) - 34sq.m, minimum width 3.8m 
 
The proposed development is compliant with the minimum aggregate floor areas and minimum widths 
for living/dining/kitchen area, as illustrated in the Housing Quality Assessment table, prepared by C+W 
O’Brien Architect, which accompanies this application. 
 
Minimum Floor Areas, Minimum Widths and Minimum Aggregate Floor Areas for Bedrooms 
  
The 2018 Guidelines require the following minimum aggregate floor areas, minimum widths and minimum 
aggregate floor areas in relation to bedrooms: 

 

Minimum Floor Areas and Minimum Widths - Bedrooms 

Unit Type Minimum Width Required Minimum Floor Area Required 
Studio 4m 30sqm 

Single Bedroom 2.1m 7.1sqm 

Double Bedroom  2.8m 11.4sqm 

Twin Bedroom 2.8m 13sqm 

 

Table 1.0  Table showing the minimum aggregate floor areas and minimum widths for bedrooms  
 
The overall aggregate bedroom floor areas for apartment unit areas is required as follows:  
 

• One bedroom - 11.4 sq m  

• Two bedrooms (3 person) - 13 + 7.1 sq m = 20.1 sq m  

• Two bedrooms (4 person) - 11.4 + 13 sq m = 24.4 sq m  

• Three bedrooms - 11.4 + 13 + 7.1 sq m = 31.5 sq m  
•  

The proposed development is fully compliant with the minimum aggregate floor areas, minimum widths and 
minimum aggregate floor areas for bedrooms, as illustrated in the Housing Quality Assessment table, 
prepared by C+W O’Brien Architect, which accompanies this application. 

 
Dual Aspect Ratios 
 
Specific Planning Policy Requirement 4 provides guidance in regards to dual aspect apartments. The 
minimum number of dual aspect apartments are as follows: 
 

i. A minimum of 33% of dual aspect units will be required in more central and accessible urban 
locations, where it is necessary to achieve a quality design in response to the subject site 
characteristics and ensure good street frontage where appropriate. 

ii. In suburban or intermediate locations it is an objective that there shall generally be a minimum 
of 50% dual aspect apartments in a single scheme. 

iii. For building refurbishment schemes on sites of any size or urban infill schemes on sites of up 
to 0.25ha, planning authorities may exercise further discretion to consider dual aspect unit 
provision at a level lower than the 33% minimum outlined above on a case-by-case basis, but 
subject to the achievement of overall high design quality in other aspects. 

 
The proposed development provides 125 no. dual aspect apartments, accounting for 49.6% of the 252 
no. apartment units proposed, which complies with the above requirements. In addition, the proposed 
single aspect apartment units have been orientated to face in a southern, eastern or western direction 
or towards the large central courtyard to allow for maximum light exposure for each individual apartment 
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throughout long periods of the daylight hours. The proposed development is devoid of single aspect 
north facing apartments. This is consistence with the 2018 Guidelines which recommend, in Section 
3.18, that single aspect apartments be orientated to face south, east or west, to allow for maximum 
sunlight exposure.  
 
Internal Storage  
 
The minimum internal storage areas required for apartment units outlined in the 2018 Guidelines are 
as follows:  
 

• Studio 3 sq m  

• One bedroom 3 sq m  

• Two bedrooms (3 person) 5 sq m  

• Two bedrooms (4 person) 6 sq m  

• Three or more bedrooms 9 sq m  
 
Overall, the development provides ample storage for each individual apartment that meets the required 
storage space needs for each unit, as illustrated in the Housing Quality Assessment table, prepared by C+W 
O’Brien Architect, which accompanies this application. 

 
Minimum private open space requirements 
 
The Guidelines provides minimum private open space requirements in new apartments. They are as 
follows: 
 

• Studio    4sqm 

• One Bedroom   5sqm 

• Two Bedrooms (3P)  6sqm 

• Two Bedrooms (4P)  7sqm 

• Three or more Bedrooms 9sqm 
 
Overall, the development provides ample private open space for each individual apartment and 
complies with the above, as illustrated in the Housing Quality Assessment table, prepared by C+W 
O’Brien Architect, which accompanies this application. Furthermore, all units are provided with a large 
communal open space area at ground floor level. 
 
Floor to Ceiling Height 
 
The Guidelines require minimum floor to ceiling heights of 2.4m for apartments above ground floor, and 
2.7m at ground floor to allow flexibility for future use. With floor to ceiling heights of 2.4m-2.7m for all 
apartments within the scheme, the proposal complies with the Guidelines in both respects. 
 
Security Considerations 
 
Section 3.40 of the Guidelines recommend that in order to ensure visitor and occupant safety natural 
surveillance should be maximised for all streets, open spaces, play areas and any surface bicycle or 
car parking areas. Particular attention should be given to entrance points being well lit and overlooked 
in building blocks. Consideration should also be given to incorporating privacy strips in instances where 
ground floor apartments front onto public footpaths. 
 
The proposed development has been designed in a manner that allows for maximum natural 
surveillance throughout the development site, with windows overlooking all internal and external public 
spaces, whilst also providing terraces to apartments at ground floor level that front onto public footpaths, 
and is therefore consistent with the Guidelines in this regard. 
 
Communal Amenity Space 
 
The communal amenity space required for apartment units outlined in the 2018 Guidelines is as follows:  
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• Studio - 4sq m  

• One bedroom - 5sq m  

• Two bedrooms (3 person) - 6sq m  

• Two bedrooms (4 person) - 7sq m  

• Three or more bedrooms - 9sq m  
 
The guidelines also outline the following in relation to communal amenity space:  
 

Communal amenity space may be provided as a garden within the courtyard of a perimeter block 
or adjoining a linear apartment block. Designers must ensure that the heights and orientation of 
adjoining blocks permit adequate levels of sunlight to reach communal amenity space throughout 
the year. 

 
Based on the above requirements, the subject scheme requires 1,434sqm of communal amenity space. 
The development includes a provision of 1,792sqm of communal amenity space at first (1,219sqm) and 
second floor (573sqm) levels. A 65sqm external covered communal amenity area is also provided at 
first floor level adjacent to the proposed external communal amenity space. The proposed development 
has been designed to ensure both open space areas received adequate levels of sunlight to reach 
communal amenity space throughout the year, as illustrated in the Daylight and Sunlight Analysis, 
prepared by 3D Design Bureau, which accompanies this application.  
 
Communal and Recreational Amenities 
 
As previously discussed, Specific Planning Policy Requirement 7 requires that Build to Rent 
developments feature supporting communal and recreational amenities. The subject development 
includes concierge and management facilities, gym, library/co-working space, a cinema/multi-media 
room and multi-purpose spaces, as well as 2 no. large external communal amenity spaces. 
 
Bicycle Parking 
 
The Guidelines seeks that the design of apartment schemes should ensure that bicycle parking spaces 
are located to be conveniently accessible to residents, both in terms of proximity to access points to 
apartments and routes to the external road / street network. The following requirements are also 
specified in relation to quantity: 
 

Quantity – a general minimum standard of 1 cycle storage space per bedroom shall be applied. 
For studio units, at least 1 cycle storage space shall be provided. Visitor cycle parking shall 
also be provided at a standard of 1 space per 2 residential units. Any deviation from these 
standards shall be at the discretion of the planning authority and shall be justified with respect 
to factors such as location, quality of facilities proposed, flexibility for future 
enhancement/enlargement, etc. 
 

Based on the above requirements, the subject scheme requires 364 no. resident bicycle parking spaces 
and 126 no. visitor bicycle parking spaces. The development includes a provision of 372 no. resident 
bicycle spaces in a secure and convenient location for each apartment at ground floor level and 128 
no. visitor bicycle spaces located at ground floor level/on the street.  
 
It is considered that the proposed development complies with all the required standards set out in the 
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning Authorities 
(2018).  
 
7.10 Design Manual for Urban Roads and Streets (2013) 
 
The proposed development has been designed having appropriate regard to the Design Manual for 
Urban Roads and Streets (2013). An assessment against the Design Manual for Urban Roads and 
Streets (2013) is included in the Transportation Assessment Report, prepared by NRB Consulting 
Engineers. This is provided under a separate cover. 
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7.11 The Planning System and Flood Risk Management Guidelines for Planning Authorities 
 (2009) 

 
The proposed development has been designed having appropriate regard to the Planning System and 
Flood Risk Management Guidelines for Planning Authorities (2009). An assessment against these 
Guidelines features in the Engineering Services Report, prepared by GDCL Consulting Engineers. This 
is provided under a separate cover. 
 
7.12 Guidelines for Planning Authorities on Childcare Facilities (2001) 
 
The Guidelines for Planning Authorities on Childcare Facilities (2001) indicate that Development Plans 
should facilitate the provision of childcare facilities in appropriate locations. These include larger new 
housing estates where planning authorities should require the provision of a minimum of one childcare 
facility with 20 places for each 75 dwellings. The threshold for provision should be established having 
regard to existing location of facilities and the emerging demography of the area where new housing is 
proposed. The Guidelines advise that sites should be identified for such facilities as an integral part of 
the pre-planning discussions. 
 
The following definition of Childcare is included in the Guidelines: 

 
In these Guidelines, "childcare" is taken to mean full day-care and sessional facilities 
and services for pre-school children and school-going children out of school hours. It 
includes services involving care, education and socialisation opportunities for children. 
Thus, services such as pre-schools, naíonraí (Irish language playgroups), day-care 
services, crèches, playgroups, and after-school groups are encompassed by these 
Guidelines. Conversely childminding, schools, (primary, secondary and special) and 
residential centres for children are not covered by these Guidelines. 
 

The South Dublin County Council Development Plan 2016-2022, in Sections 3.10, includes the following 
policy and guidance in relation to childcare facilities: 
 
Policy C8 (b)  It is the policy of the Council to require the provision of new childcare facilities in tandem 
  with the delivery of new communities. 
 
 C8 Objective 2:  To require childcare infrastructure to be provided in new communities on a 
    phased basis in tandem with the delivery of residential development, in  
    accordance with the phasing requirements of Local Area Plans or approved 
    Planning Schemes. 
 
The Tallaght Town Centre Local Area Plan 2020-2026, in Section 5.3.2, includes the following policy in 
relation to childcare facilities: 
 

It is policy of the plan to facilitate the sustainable development of good quality and accessible 
early childhood care (early years and general childcare both home based and centre based) and 
education infrastructure (Objective CF 4). 

 
The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2018) also includes the following guidance in relation to childcare facility provision: 
 

 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. 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. 
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The total number of units within the proposed development is 252 no. units. Excluding the studio and 1 
bed units (146 no.), there are a total of 106 no. units considered appropriate for families and is therefore 
capable of accommodating c. 430 no. persons. 
 
According to the 2016 Census, approximately 7.8% of the population of South Dublin County was of 
pre-school age (0–4) and 12.4% was of primary school age (5-12). Applying this rate to the projected 
population of c. 430 no. persons, the proposed development could potentially accommodate 33 no. pre-
school aged (0–4) children and 53 no. primary school aged (5-12) children.  
 
As set out on the architectural drawings accompanying this application, the proposed childcare facility 
comprising 275sqm of internal space and 86sqm of external play space is considered appropriate for 
the subject site. The exact capacity of the proposed childcare facility will only become apparent when 
an operator comes on board and will be subject to operator’s particular requirements and will be 
dependent on what types of childcare facility are already available in the area. However, it is estimated 
that this childcare facility could cater for the in the order of 69-92 no. children having regard to an 
accepted industry average of c. 3 to 4 sq.m gross floor space per child depending on the type of 
childcare offered by the end user. This generally complies with the minimum place requirements set out 
in the abovementioned guidelines and is considered appropriate given the nature of the proposed 
development (Build-to-Rent which would be expected to accommodate young professionals, students 
and workers from the nearby hospital).  
 
The proposed creche will serve residents of the subject development as well as residents of the 
surrounding area. It is envisaged that parents will drop-off children on their way to work within the area 
or on-route to the bus stop/LUAS stop. 
 
7.13 Regional Spatial and Economic Strategy for the Eastern and Midland Region, 2019 
 
The Regional Spatial and Economic Strategy for the Eastern and Midland Region (RSES) was 
published in June 2019. A Regional Spatial & Economic Strategy (RSES) is a strategic plan which 
identifies regional assets, opportunities and pressures and provides appropriate policy responses in the 
form of Regional Policy Objectives. At this strategic level it provides a framework for investment to better 
manage spatial planning and economic development throughout the Region. The principal statutory 
purpose of the RSES is to support the implementation of Project Ireland 2040 and the economic policies 
and objectives of the Government by providing a long-term strategic planning and economic framework 
for the development of the Regions.  
 
The RSES states that there is further capacity for regeneration of major brownfield lands in Tallaght. It 
places Tallaght within the South-West Strategic Corridor (Kildare line-Luas red line) which has a 
population capacity in the short to medium term of 66,000. A key aim is to unlock the development 
capacity of strategic development areas within the Dublin metropolitan area. The following Regional 
Policy Objective supports the proposed development: 
 

‘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.’ 

 
The proposed development is consistent with the above as it will provide housing to accommodate the 
population increase expected in South-West Strategic Corridor, and Tallaght more specifically, moving 
forward. 
 
7.14 South Dublin County Development Plan 2016-2022 
 
7.14.1 Core Strategy 
 
Set out in Chapter 1 of the South Dublin County Development Plan 2016-2022 is the ‘Core Strategy’, 
which outlines the medium to long term strategy for the spatial development for the county by way of 
policies and objectives, translating the strategic planning framework set out at national and regional 
levels. 
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The following policies and objectives set out in the ‘Core Strategy are relevant to the application site: 
 
Policy CS1:  It is policy of the Council to promote the consolidation and sustainable intensification 

of development to the east of the M50 and south of the River Dodder . 
 
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). 

 
Policy CS2: It is the policy of the Council to support the sustainable long term growth of Metropolitan     

Consolidation Towns through consolidation and urban expansion. 
 
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). 

 
CS2 Objective 6: To promote higher residential densities at appropriate locations, adjacent to town 

centres or high capacity public transport nodes (Luas/Rail). 
 
The objective of the ‘Core Strategy’ is to focus residential-led development to areas with capacity to 
absorb more intensified forms of development that support the long term growth of the Tallaght area 
set out in the Regional Spatial and Economic Strategy for the Eastern and Midland Regional Assembly 
2019-2031. The ‘Core Strategy’ makes particular reference to higher residential densities being 
supported at appropriate locations in close proximity to town centres or high capacity public transport 
nodes, noting underutilised industrial lands, or ‘REGEN’ zoned lands, adjacent to LUAS and Rail 
services as priority sites. 
 
The proposed development will provide for the intensification of an otherwise underutilised industrial 
site that is zoned for residential-led regeneration and is well served by high capacity public transport 
services, in terms of the Tallaght Hospital LUAS stop, which is less than 800 metres from the western 
boundary of the site, and is less than 250 metres north of the town centre of Tallaght. It is submitted 
that the proposed development is therefore in accordance with the objectives of the ‘Core Strategy’ as 
set out in the South Dublin County Development Plan 2016-2022. 
 
7.14.2 Zoning 
 
Under the South Dublin County Development Plan 2016-2022, the subject site is zoned ‘REGEN’, the 
objective of which is ‘To facilitate enterprise and/or residential-led regeneration’ (refer to map in Figure 
73.0 overleaf). Land uses permitted in principle in this zoning consist of the following: 
 

‘Advertisements and Advertising Structures, Childcare Facilities, Community Centre, 
Education, Enterprise Centre, Health Centre, Home Based Economic Activities, 
Hotel/Hostel, Housing for Older People, Industry-Light, Live-Work Units, Motor Sales 
Outlet, Office-Based Industry, Office less than 100 sq.m, Offices 100 sq.m –1,000 sq.m, 
Offices over 1,000 sq.m , Open Space, Petrol Station, Public Services, Recreational 
Facility, Residential, Restaurant/Café, Residential Institution, Science and Technology 
Based Enterprise, Shop-Local, Sports Club/Facility, Stadium, Traveller Accommodation.’ 

 
The ‘REGEN’ zone is a new addition to the land-use zoning classifications, in the South Dublin County 
Development Plan 2016-2022, and is aimed at supporting and facilitating the regeneration of 
underutilised industrial lands that are within close proximity to town centres and/or public transport nodes, 
with a particular emphasis on more intensive enterprise and residential led development. The ‘REGEN’ 
zone is a relatively broad zoning designation under which a wide range of uses may be permitted. 
 
Section 4.3.2 ‘Employment and residential in Regeneration Zones’ set out in the South Dublin County 
Development Plan 2016-2022 outlines how the Council recognises that there are a high level of vacant 
lands of poor environmental quality throughout the county, and will seeks to support and facilitate a 
more intensive mix of enterprise and/or residential led development in ‘REGEN’ zoned lands, in 
particular in instances where the regeneration relates to underutilised industrial lands that are in close 
proximity to town centres and public transport nodes. 
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Figure 73.0 Extract from South Dublin County Development Plan 2016-2022 zoning Map No. 9 

showing the application site (outlined in red) within lands with Zoning Objective 
‘REGEN’ 

 
The follow policies feature in the development plan in relation to the Zoning Objective ‘REGEN’: 
 
Policy ET2: It is the policy of the Council to facilitate and support the regeneration of underutilised 

industrial areas that are proximate to urban centres and transport nodes and to promote 
and support more intensive compatible employment and/or residential led development 
in regeneration zones. 

 
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. 

 
The development proposed for the application site is a ‘build-to-rent’ housing development, on an 
otherwise underutilised industrial site that is well served by high frequency public transport services, 
which include the Tallaght Hospital LUAS stop and Dublin Bus services, located to the west and south 
of the application site offering direct links to Dublin City Centre and the wider Dublin area. The 
application site is also within close proximity Tallaght Town Centre (240 metres north of it), where there 
is a variety of recreational, educational, commercial, employment and retail facilities. 
 
7.14.3 Housing 
 
As set out in Chapter 2 of the South Dublin County Development Plan 2016-2022, a core objective is 
to provide new housing of good quality, with a focus on the creation of sustainable new communities at 
locations that can be well served by high quality public transport, with a particular focus on the 
intensification of infill and brownfield lands with links to existing transport services. It is noted in this 
section of the development plan that South Dublin County Council will require 32,132 additional housing 
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units over the period from 2015 to 2022, and the ‘Interim Housing Strategy’ forecasts that 8,303 social 
housing units will be required during this period as well, with approximately 2,000 housing units being 
delivered through Part V of the Planning and Development Act 2000 (as amended). 
 
The following development plan policies (see overleaf) are relevant to the proposal on the subject site: 
 
Policy H2:      It is the policy of the Council to seek to ensure that sufficient zoned land continues to 

be available at appropriate locations to satisfy the housing requirements of the County. 
 
Policy 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. 

 
Policy 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). 

 
Policy 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. 

 
Policy H9: It is the policy of the Council to support varied building heights across residential and 

mixed use areas in South Dublin County. 
 
Policy H11: It is the policy of the Council to promote a high quality of design and layout in new 

residential development and to ensure a high quality living environment for residents, 
in terms of the standard of individual dwelling units and the overall layout and 
appearance of the development.                                                                                                                                                                                  

 
Policy 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. 

 
Policy 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. 

 
Policy H15: It is the policy of the Council to promote a high standard of privacy and security for 

existing and proposed dwellings through the design and layout of housing. 
 
The objective for housing in the South Dublin County Council administrative area is to provide high 
quality residential development that contributes to the communities. In this regard housing in ‘REGEN’ 
zoned lands at higher density will be supported where it respects the residential development 
established in the surrounding area and comply with the Government guidance in terms of design and 
sustainability, adaptability and where adequate private amenity open space and public open space is 
provided with passive surveillance. Higher buildings will also be supported in such areas, however, 
varied heights is preferable. 
 
The proposal for the site is to construct a mixed-use development scheme comprising predominantly 
of residential built-to-rent apartment units in a three to nine storey development. The proposed 
development has been designed and scaled to respect the emerging residential development within the 
surrounding area as well as the higher scale development character of the area to the south, whilst 
providing a layout that allows an adequate provision of surveillance over public spaces within and 
surrounding the application site, particularly the public open spaces immediately south-east. 
Furthermore, the proposed apartment units have been designed to comply with the varying quantitative 
standards for built-to-rent schemes set out in the Sustainable Urban Housing: Design Standards for New 
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Apartments Guidelines for Planning Authorities (2018). See Section 7.9 for further details regarding the 
applicable standards. 
 
The proposed development provides a housing choice in a suitably located area, offering a mix of build-
to-rent apartments on an otherwise underutilised industrial site and is therefore consistent with the 
housing objectives set out in the development plan. 
 
7.14.4 Building Height 

 
It is stated in Section 5.1.5 of the South Dublin County Development Plan 2016-2022 that varied building 
heights are supported for proposed developments within urban centres and regeneration zones, and 
are recognised as playing a key role in creating a sense of place, urban legibility and visual diversity. It 
is noted in this section of the development plan that proposals for building in excess of five-storeys in 
height will only be considered at strategic and landmark locations in Town Centres, Regeneration and 
Strategic Development Zones in accordance with Local Area Plans or SDZ Planning Schemes. 
 
Policy UC6: It is policy of the Council to support varied building heights across town, district, village   

and local centres and regeneration areas in South Dublin County. 
 
UC6 Objective 1: To encourage varied building heights in town, district, village, local and regeneration 

areas to support compact urban form, sense of place, urban legibility and visual 
diversity while maintaining a general restriction on the development of tall buildings 
adjacent to two-storey housing. 

 
UC6 Objective 2:  To ensure that higher buildings in established areas take account of and respect the 

surrounding context. 
 
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. 

 
The subject site is situated within ‘REGEN’ – Regeneration area, which under the current development 
plan is designated for building heights up to five-storeys and allows for up to seven-storeys at landmark 
locations. 
 
The proposed development adopts landmark components which is consistent with the above direction. 
Although the proposed development exceeds the recommended building height included in the South 
Dublin County Development Plan 2016-2022, we consider the proposed building height to be 
appropriate having regard to recent national planning policy direction, including the recently issued 
Urban Development and Building Heights - Guidelines for Planning Authorities, December 2018. This 
particular policy is discussed further in Sections 7.3 of this statement. The proposed height is also 
consistent with the recommended heights outlined in the Tallaght Town Centre Local Area Plan 2020-
2026, as will be discussed in Section 7.15 of this report.  
 
7.14.5 Landscaping / Public Open Space / Children’s Play 
 
Section 11.3.1 of the South Dublin County Development Plan 2016-2022 requires that a detailed 
landscape plan be provided that outlines the extent of open space and treatments within residential and 
mixed-use developments of 10 units and above. In this regard we would note that a Landscape Plans 
have been prepared by Cunnane Stratton Reynolds to accompany this planning application. These 
provide comprehensive detailing of the proposed landscaping and treatment for the proposed 
development site.  
 
In addition, the development plan requires that 10% of the total site area for residential developments 
in ‘REGEN’ zoned lands are to be allocated to public open space, and in the case of residential 
developments exceeding 50 units provision for a children’s play areas be will be required. The 
developable site area involved in the subject application comprises an area of approximately 0.7Ha (the 
remaining area comprising of roads/land in the ownership of South Dublin County Council) and therefore 
the minimum public open space required on each site is 700sq.m. The subject proposal includes 
1,010sqm of public open space in the form of a 540sqm public plaza in the north-eastern corner of the 
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site, adjacent to the newly created signalised junction at the intersection of Fourth Avenue and 
Cookstown Road, and 470sqm of public open space adjacent to the site’s southern boundary.  
 
The absence of a children’s play space is considered appropriate in this in instance given the limited 
size of the subject site, the subject site’s proximity to the urban square proposed immediately south-
east of the subject site and the provision of a children’s play space within the central communal open 
space area serving the development.  
 
Please refer to the Landscape Master Plan prepared by Cunnane Stratton Reynolds for comprehensive 
detailing in regards to the open space provisions, landscaping treatment and furniture, and details 
regarding the proposed playspaces. 
 
7.14.6 Car Parking and Traffic 
 
Car Parking 
 
The South Dublin County Development Plan 2016-2022 requires any new development provide a 
maximum of car parking spaces depending on the location of the development. The maximum parking 
rates for residential development are divided into 2 no. categories, which are as follows: 
 

• Zone 1: General rate applicable throughout the County. 
 

• Zone 2 (Non Residential): More restrictive rates for application within town and village centres, 
within 800 metres of a Train or Luas station and within 400 metres of a high quality bus service 
(including proposed services that have proceeded to construction). 

 

• Zone 2 (Residential): More restrictive rates for application within town and village centres, 
within 400 metres of a high quality public transport service 5 (includes a train station, Luas 
station or bus stop with a high quality service)’. 

 
The maximum parking rates associated with new residential developments, as set out in Table 11.24 
of the South Dublin County Development Plan 2016-2022 are as follows: 
 

▪ 1 no. space per 1 bed apartment in Zone 1 and 0.75 spaces in Zone 2; 
▪ 1.25 spaces per 2 bed apartment in Zone 1 and 1 space in Zone 2; and 
▪ 1.5 spaces per 3 bed apartment in Zone 1 and 1.25 spaces in Zone 2. 

 
The proposed development, on the basis of its proximity to the Tallaght Hospital LUAS stop is situated 
in Zone 2, is therefore required to provide 0.75 spaces per studio and 1 bed apartment and 1 space per 
2 bed apartments. The following table provides a breakdown of parking spaces required for the proposed 
development scheme. 
 

 No. of Studio 
Apartments 

No. of 1 Bed 
Apartments 

No. of 2 Bed 
Apartments 

No. of 3 Bed 
Apartments 

Total No. of  
Spaces Required 

Proposed 
Development 

50 96 100 6 217 

 
Table 2.0 Table showing the breakdown of car parking spaces required to serve the proposed 

development scheme 
 
It is noted in Section 11.4.2 ‘Car Parking Standards’ that the number of spaces set out above are not 
to be exceeded, and in some instances a lower rate of parking may acceptable subject to the following: 
 

➢ The proximity of the site to public transport and the quality of the transport service it provides. 
(This should be clearly outlined in a Design Statement submitted with a planning application), 

 
➢ The proximity of the development to services that fulfil occasional and day to day needs, 

 
➢ The existence of a robust and achievable Workforce Management or Mobility Management 

Plan for the development, 
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➢ The ability of people to fulfil multiple needs in a single journey, 
 

➢ The levels of car dependency generated by particular uses within the development, 
 

➢ The ability of residents to live in close proximity to the workplace, 
 

➢ Peak hours of demand and the ability to share spaces between different uses, 
 

➢ Uses for which parking rates can be accumulated, and 
 

➢ The ability of the surrounding road network to cater for an increase in traffic. 
 
Furthermore, the Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 
Planning Authorities (2018) outline that 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. 
The following guidance is provided in regards to Central and/or Accessible Urban Locations: 
 

‘In larger scale and higher density developments, comprising wholly of apartments in 
more central locations that are well served by public transport, the default policy is for 
car parking provision to be minimised, substantially reduced or wholly eliminated in 
certain circumstances. The policies above would be particularly applicable in highly 
accessible areas such as in or adjoining city cores or at a confluence of public transport 
systems such rail and bus stations located in close proximity. 

 
These locations are most likely to be in cities, especially in or adjacent to (i.e. within 15 
minutes walking distance of) city centres or centrally located employment locations. 
This includes 10 minutes walking distance of DART, commuter rail or Luas stops or 
within 5 minutes walking distance of high frequency (min 10 minute peak hour 
frequency) bus services.’ 

 
More specifically, the following guidance is set out regarding car parking for build-to-rent developments 
in Specific Planning Policy Requirement 8: 
 

For proposals that qualify as specific BTR development in accordance with SPPR 7: 
 
…………… 
 
(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; 

 
The proposed development includes, at ground floor level, a total of 67 no. car parking spaces (plus 5 
no. designated limited mobility car parking spaces) which falls short of the maximum parking rates set 
out in the South Dublin County Development Plan 2016-2022. 
 
The proposed car parking provision is considered appropriate having regard to the fact that it is a build- 
to-rent development and the subject sites proximity to the Tallaght Hospital LUAS stop, located 
approximately 800 metres south-west of the site on Cookstown Way. Furthermore, Bus Route Nos. 27, 
49-N, 54a, 65, 75, 76, 76a, 77-N, 77a, 126 and 132 run along Belgard Square North and the subject 
development features 360 no. bicycle parking spaces for residents at ground floor level. In addition to 
sustainable transport options, the proposed development will c. 10 no. Go-Car spaces in the ground 
floor level car park, providing residents with access to cars. 
 
Further to the above, the proposed car parking rate of 0.29 spaces per dwelling is consistent with the 
car parking rate featuring in the development approved at Units 5A-C Second Avenue, Cookstown 
Industrial Estate, Tallaght, Dublin 24, under ABP Ref. ABP-303803-19 (0.34 spaces per apartment) and 
at Belgard House, Belgard Square and the former Uniphar factory, The junction of Belgard Road and 
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Belgard Square North, Tallaght, Dublin 24, under ABP Ref. ABP-303306-18 (0.24 spaces per 
apartment). The following commentary regarding car parking provision in the Cookstown Industrial 
Estate are was also included in the Inspectors Report on ABP Ref. ABP-305763-19 pertaining to Site 
at the corner of Belgard Road and Airton Road, Tallaght, Dublin 24: 
 

 12.6.3.  Section 4.19 of the Apartment Guidelines (2018) state, in respect of central and/or 
accessible urban locations, that in larger scale and higher density developments, 
comprising wholly of apartments in more central locations that are well served by 
public transport, the default policy is for car parking provision to be minimised, 
substantially reduced or wholly eliminated in certain circumstances. Given the 
location of the site in close proximity to high frequency transport route, I consider the 
provision of car parking to be excessive. I note that the provision in the Belgard 
Gardens Scheme (ABP Ref 303306-18) was 0.24 spaces per unit. The reduction in 
parking would also have positive impact on the operation of the adjoining road 
network, with reduced traffic volumes generated. I consider then, given the locational 
similarities between the two sites, a similar provision of 0.24 spaces per unit would 
be appropriate (a total of 89 car parking spaces allocated to the residential units, 14 
no. car clubs spaces, 10 accessible car parking space and 4 no. crèche parking 
spaces) and a condition should be imposed in relation to same. 

  
7.15 Tallaght Town Centre Local Area Plan 2020-2026 
 
The subject site is located within the Tallaght Town Centre Local Area Plan 2020-2026 area. This Local 
Area Plan (LAP) was adopted on 8th June 2020 and came into effect on 20th July 2020. The purpose of 
the LAP is to facilitate the future development of Tallaght Town centre, with the aim of creating a vibrant 
sustainable town.  
 
7.15.1  Land Use Mix 
 
Section 2.4.1 of the plan sets out the land use strategy for Tallaght Town Centre and the surrounding 
areas. The strategy has been informed by the planning and sustainable development criteria for area, 
such as proximity to existing and future public transport. The objective of the strategy is to locate future 
development to lands that are in close proximity of public transport services. As shown in the extract 
from the Urban Function map (included in Appendix 5 of the LAP) overleaf, the application site is located 
in ‘The Centre’ area which has a land use zoning designation of ‘Mixed Use A (High Mix Use)’. 

 
The LAP also identifies mixed-use frontage in Section 2.4.2. As shown in the extract from the Mixed 
Use Frontage map (included in Figure 2.5 of the LAP) overleaf, in the context of the subject scheme, 
Cookstown Road is identified as a mixed use frontage. As a minimum, the mixed-use frontages 
identified in the Urban Function concept are required to have a mixed-use element and have a non-
residential frontage at ground floor level, or some other acceptable alternative which performs the same 
function of providing activity at ground floor level. Appropriate uses at ground floor level on mixed use 
frontages can include offices, commercial, services, community facilities, recreational facilities, etc 
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Figure 74.0  Urban Function Map from Tallaght Town Centre Local Area Plan 2020-2026 (subject 
   site identified with red circle) 
 

 
 
Figure 75.0  Mixed Use Frontage map from Tallaght Town Centre Local Area Plan 2020-2026 

(subject site identified with red circle) 
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The subject proposal features a creche, 2 no. commercial units, the concierge and communal amenity 
spaces serving the ‘build-to-rent’ units and a gym along the Cookstown Road frontage.  
 
It is submitted that the proposed ‘build-to-rent’ housing development is compliant with the use mix and 
mixed-use frontage objectives for the land and is therefore in accordance with the proper planning and 
sustainable development of the area. 
 
7.15.2 Key Objectives  
 
The following Key Objectives are outlined for ‘The Centre’ Neighbourhood in Section 3.2 of the LAP: 
 

• TC1: Continue the transformation of the centre with an increase in existing residential, 
commercial, retail, civic, services and cultural uses and functions.  

• TC2: Support the continued function and future expansion of services of Tallaght Hospital and 
facilitate improved access to the hospital 

• TC3: Improve urban legibility throughout the area by providing new local streets including an 
extension to Airton Road to Cookstown Road; and Cookstown Road to Belgard North; and a 
new connection from Belgard North to Tallaght Square 

• TC4: Improve the condition of existing streets to encourage walking and cycling  

• TC5: Facilitate and support the delivery of a transport interchange integrating Luas, bus, cycle 
& taxi on land in and around Tallaght Square.  

• TC6: Facilitate economic development, employment generation and provide an Innovation 
Centre which supports small business and accommodates growth and future success of local 
businesses.  

• TC7: Improve interface with all existing and proposed routes and open spaces. 

• TC8: Encourage new development on existing areas of surface car parking and support in 
principle the relocation of existing surface parking and roof parking spaces associated with 
The Square in new multi-storey and/or underground car parks, subject to high quality urban 
design and integration with the objectives of permeability and mixed-uses in the Centre 
neighbourhood.  

• TC9: Provide new primary and secondary open spaces. Including provision of a new urban 
square or plaza to the north of Belgard Square North.  

• TC10: Improve and enhance the public realm.  

• TC11: Improve connectivity to all surrounding areas. 

• TC12: Promote the provision of a post primary school to serve the Tallaght catchment. 

• TC13: Promote provision of primary school to serve the area.  

• TC14: Provide cycle and pedestrian routes which facilitate ease of access across the N81 
between the Town Centre and Sean Walsh Park, surrounding residential areas, The Stadium 
and ultimately the Dublin Mountains. Alternative options to be assessed, including the 
provision of a landbridge, subject to a detailed traffic study and subject to agreement of 
Transport Infrastructure Ireland, National Transport Authority and landowners, where 
relevant.  

• TC15: Explore the feasibility of uplifting the River Poddle and incorporating into public realm, 
open space and green/blue infrastructure asset strategies as part of proposals for 
development. 
   

The subject proposal helps achieve the above key objectives as it introduces residential and 
commercial/retail uses to this underutilised site; improves urban legibility throughout the area, as well 
as connectivity to all surrounding areas, by providing a generous setback from the southern boundary 
to facilitate the future link indicated in the LAP; and improves the condition of existing streets/public 
realm by setting back the buildings northern and eastern elevations to create a pedestrian friendly plaza 
provided along the Cookstown Road and Fourth Avenue frontages and also proposing road, junction 
and streetscape upgrades proposed along the Cookstown Road and Fourth Avenue.  
 
7.15.3  Plot Ratio, Height and Built Form  
 
Plot Ratio, Height and Built Form (discussed in Section 2.6 of the LAP) will be used to determine and 
assess the intensity, scale and bulk of development in the Plan lands. The design and layout of each 
plot will need to take account of its context and be designed accordingly.  
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Plot Ratio  
 
To inform the assessment of each planning application, plot ratio will be used as an important 
determinant in assessing the intensity of a proposed development. Table 2.0 included in Section 2.6.1 
of the LAP sets out a range of appropriate plot ratios across the plan lands. A plot ratio range of 1.5-2.0 
was set in relation to the Centre Neighbourhood.  
 
The plot ratio and building height of any proposed development shall not normally exceed the maximum 
plot ratio or building height thresholds for any particular site, block or parcel of land. 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. The plot ratio ranges and additional 20% floorspace bonus shall normally be calculated on 
the basis of the gross site area (this would increase the plot ratio range to 1.8-2.4 in the context of the 
Centre Neighbourhood). A significant public gain includes: 

 
o 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. 
o The creation of streets and links that provide access through and access to a site. 
o Major upgrades to streets surrounding the site including works such as street widening, new 

enhanced junctions and crossing points and realignments. 
o Provision of community and/or cultural amenities that will significantly contribute to the social 

infrastructure in the area; and/or 
o Other public domain works or improvements to be agreed with the Council. 

 
In the longer term, over a period of up to 20 years, it is envisaged that the full build out of the LAP lands 
could deliver between 9,700 to 12,800 new homes, achieve a population of up to 38,000 people within 
the LAP lands and an additional 570,000m2 to 918,000m2 of non-residential floor space which could 
accommodate an additional 4,700 to 12,800 jobs. To reach this target, it considered that higher density 
residential developments will play an important role in Tallaght. 
  
The proposed development is for 252 no. a ‘build-to-rent’ residential apartments which equates to a plot 
ratio of 2.95. Although in exceedance of the above maximum, we consider the plot ratio proposed to be 
appropriate in light of recent national policy guidance regarding the intensification of development in 
areas well serviced by public transport and in the context of the in the context of other similarly scaled 
development recently approved in the Cookstown Industrial Estate. Of particular note, is the 196 no. 
apartment development approved under ABP Case No. 303803-19 at Unit 5A-C Second Avenue, 
Cookstown Industrial Estate, Tallaght, Dublin 24, which had a plot ratio of 3.41; and the 328 no. 
apartment scheme approved under ABP-305763-19 at the corner of Belgard Road and Airton Road, 
Tallaght, Dublin 24, which had a plot ratio of 2.62. It is also worth noting that the South Dublin County 
Council development, proposed to be developed pursuant to Part VIII, immediately south of the subject 
also exceeds the recommended plot ratio for the Centre Neighbourhood as outlined in the below report 
excerpt, taken from the Architectural Design Statement prepared by Coady Architects, which was 
included in the public consultation material:  
 

The floor area of the development is 12,918m2. Excluding the plant, stores, car, and bicycle 
storage areas beneath the podium, the gross internal floor area is 11,045m2. With a site area of 
4,930m2 the proposed plot ratio is 11,045/4,930 = 2.24. This plot ratio higher than 2.0 is reflective 
of the additional building height permissible for this location and is compliant with the LAP. 

 
In addition to illustrating the plot ratio that will feature in a development immediately adjacent to the 
subject site, this variation is also illustrative of the Council’s position regarding the flexibility that exists 
in relation to plot ratio in instances where additional building height is permissible, as illustrated in the 
final line of the above excerpt. 
 
Further to this, we consider the road, junction and streetscape upgrades proposed along the Cookstown 
Road and Fourth Avenue and public plaza at the north-eastern corner of the site as well as the generous 
setback adopted from the southern boundary to facilitate the future link indicated in the LAP to constitute 
significant public gain. 
 
The appropriateness of the proposed plot ratio is discussed in further detail in the Statement of Material 
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Contravention, prepared by Hughes Planning and Development Consultants, submitted with this 
application. It is worth noting that the plot ratio has been calculated conservatively using the developable 
site area in the ownership of the Applicants. If the entire site boundary inclusive of road/footpaths etc. 
(which equates to 10,358sqm) was to be used in its calculation, the resultant plot ratio would be 2.0 
which would comply with the Local Area Plan Requirement. Please see the Schedule of 
Accommodation, prepared by C+W O’Brien Architects, for further information on the plot ratio 
calculation for the scheme. 
 
Height  
 
In general terms, the height  
strategy provides for the following: 
 

o Building height and scale is greatest in the Centre, in close proximity to Luas stops and 
along arterial and primary route frontages (6–7 storeys Residential, +1 recessed and 5–6 
storeys non-residential, +1 recessed). 

o Building height and scale on secondary routes/frontages is lesser but still within an urban 
scale, (4–6 storeys Residential, 3–5 storeys non-residential and building height is lower 
along tertiary routes, within the network of secondary streets).  

 
As mentioned previously, the subject site is situated within an area known as ‘The Centre’ 
Neighbourhood Area under the LAP. This area is designated for buildings of 6 to 7 storeys in height, as 
shown in the Overall Urban Structure Diagram in Figure 76.0 overleaf. 
 
Section 2.6.2 states the following in relation to ‘Landmark Buildings’: 
 

In the interest of place making and improving legibility, Landmark Buildings are permissible at 
key locations that will punctuate urban areas. 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 may be considered for key or landmark sites 
or where sites exceed 2ha in area and can establish its own identity (see Section 8.2 
Implementation). 

 
Section 2.6 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. 
 

The subject site is located immediately north-west of the proposed ‘New Urban Square’ north of Belgard 
Square North in the Centre neighbourhood as illustrated in the plan excerpt overleaf at Figure 76.0. 
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The proposed development is located to the south-west of the intersection of Cookstown Road and 
Fourth Avenue and comprises 4 no. blocks varying in height from 2-9 storeys, rising to nine-storeys in 
the north-eastern corner. The higher built form elements in the north-eastern corner of the subject site 
present as a landmark building and is of a high architectural quality. The proposed height is consistent 
with the heights recommended in the LAP, including the Landmark Building policy. 
 
The LAP notes that proposed building heights must be supported by design data and studies confirming 
compliance with established sunlight, daylight, overlooking and other residential amenity minimum 
design standards as required under Design Standards for New Apartments (2018). Building heights will 
also be evaluated against topography, cultural context, key landmarks, and key views as required by 
Building Height Guidelines. 
 
The application is accompanied by a Daylight and Sunlight Analysis, prepared by 3D Design Bureau, 
that confirms that the building height and form proposed does not result in inappropriate levels of 
amenity to residents of the proposed apartments or users of the proposed central courtyards. The 
application is also accompanied by a Travel Plan, prepared by NRB Consulting Engineers, which 
illustrates the high level of access to public transport this site benefits from. 
 

 

 
 
Figure 76.0  Overall Urban Structure Diagram included in Figure 3.3 in Section 3.2 of the LAP 
 
Built Form  
 
Specific guidance is provided in relation to built form, more specifically street interface, urban grain and 
building setback, in Section 2.6.2 of the LAP. The proposed development is consistent with this 
guidance as:  
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• It creates active ground floor frontages due to the inclusion of commercial/retail and active 
residential (front doors, windows) uses along the Cookstown Road and Fourth Avenue frontages 
and own door access along the developments southern and western frontages; and  

 

• The building has been designed to clearly express the ground floor and features distinctive main 
façade and a strong parapet. Individual buildings within blocks express distinctive building design 
elements due to differing heights, materials/finishes and design elements.  

 
7.15.4 Street Network and Route Structure 
 
As discussed in Section 2.2.1, the LAP sets out a street network and route structure which provides the 
basic physical framework for the plan lands and provides a framework for urban blocks and open 
spaces. Existing and planned streets are classified within a new hierarchy on the basis of their function, 
context and location. Pedestrian and cycle accessibility and movement are key components of the 
overall Urban Framework for the Plan. As illustrated, in the plan excerpt included at Figure 76.0 
previously, the southern part of the subject site is earmarked for the introduction of a secondary route 
and a strategic amenity route.  
 
This has been taken into consideration when designing the subject proposal, with the building adopting 
a generous setback off the southern boundary to facilitate the introduction of an accessway off the 
Cookstown Road extension and facilitate development of a strategic amenity route in line with the LAP. 
The subject development also proposes to upgrade the Cookstown Road and Fourth Avenue junction 
to a signalised junction in line with the LAP objectives. Further to this, the subject proposal includes 
road and streetscape upgrades along Fourth Avenue and Cookstown Road which include footpath 
improvements and an extension of cycle and pedestrian paths featuring on the recently extended 
Cookstown Road to the south. This will help create the residential street character sought by the LAP 
and also improve cycle and pedestrian connections throughout the area.  
 
7.15.5 Block Size and Form  
 
Section 2.6.3 of the LAP sets out policies in relation to block size and form.  
 
Block Size  
 
Section 2.6.3 outlines the following in relation to block size:  
 

Block sizes in the Centre and Cookstown neighbourhood should have dimensions of 
approximately 60 to 80 metres and shall be no more than 100 metres in length/depth. 

 
The subject proposal is consistent with the above as no blocks proposed exceed the above 
recommendations. 
 
Block Form 
 
Section 2.6.3 outlines the following in relation to block form: 
 

New buildings shall be laid out in perimeter blocks across the Plan lands. Such blocks shall be 
used to enclose private and semi-private open spaces and, depending on the context and 
demonstration of need, larger blocks or irregular sized blocks may contain small scale 
development. All perimeter blocks shall be designed according to the following principles: 

 

• Building massing to the perimeter of the block; 

• Building frontage to all sides, including the shorter sides (secondary street frontage) of the 
block; 

• Proper design and attention to corners, avoiding dead or windowless gables; 

• A continuity of building frontage, which relates to the local or urban context, and avoidance 
of blank walls; 

• An appropriate scale of buildings to provide the appropriate level of enclosure of the streets 
and spaces; 

• Adequate back-to-back distances within the block; 
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• Appropriate building setbacks from the street in line with the use of ground floors; 

• Adequate arrangements for car parking and access around, within or below the block; 

• Carefully considered subdivision of the block into plots where fine urban grain or mixed use 
is proposed; and 

• Appropriate consideration of building height within the block to facilitate adequate levels of 
sunlight and daylight penetration. 
 

The subject proposal is consistent with the above as:- the proposal introduces blocks along the Fourth 
Avenue and Cookstown Road frontages as well as the new street frontage proposed along the southern 
boundary and the pedestrian route proposed along the sites western boundary; the proposal provides 
landscaped courtyards which have been sited to increase solar access whilst also providing separation 
between buildings; the building’s facades feature windows and balconies which ensure they don’t 
present as blank walls; the proposed development is provided with access to a suitably designed ground 
floor car parking area which is screened from view by the duplex units proposed along the western 
boundary; and the building’s higher element has been positioned in the north-eastern corner which 
reduces potential reductions in sunlight and daylight penetration, particularly in the context of the 
communal landscaped courtyards immediately to the southwest. 
 
7.15.6 Housing Mix 
 
Section 5.2.1 of the LAP, includes the following policy in relation to housing mix: 
  

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. 

 
Section 5.2.2 includes the following policies in relation to housing/occupancy mix: 
 

In the interest of providing an appropriate housing tenure mix it is policy of the Council that all 
residential development proposals shall state the proposed tenure mix and provide justification 
for the proposed mix having regard to the socio economic and demographic context of the area. 
It is an ambition of the LAP to encourage the provision of at least 30% owner occupied units 
across the LAP area. 
 
This provision will be reviewed pending the completion of a Housing Need and Demand 
Assessment (HNDA) for the Dublin 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.  

Section 5.2.2 of the LAP also outlines the following policy specifically relating to Build-to-Rent proposals: 

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)’. 

 
We note that the proposed development features 6 no. 3-bedroom apartments which comprises 2.4% 
of the overall development. This falls short of the LAP recommendations. The no. of 3-bedroom 
apartments provided can be justified given the nature of the proposed developments, being build-to-
rent, which generates a requirement for smaller apartments. We would also argue that a limited market 
exists in relation 3/3+ bedroom units in this area and the scheme would be unviable if this 30% were to 
be provided. If unviable, the scheme is unlikely to be developed and much needed housing units will 
not be realised and the National policy objectives regarding housing provision will not be realised.  
 
The appropriateness of the proposed housing mix is discussed in further detail in the Statement of 
Material Contravention, prepared by Hughes Planning and Development Consultants, submitted with 



Statement of Consistency and Planning Report   October 2020 

 

 
Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24                                                                     93 
 

this application. 
 
We note that the proposed development exceeds the recommended 60% maximum recommended in 
relation to dwelling units for Build to Rent and is devoid of owner-occupied units as is encouraged in 
Section 5.2.2 of the LAP. An entirely Built-to-Rent scheme, save for the provision of Part V units, was 
advanced in this instance due to the employment opportunities featuring in the surrounding area and 
the sites proximity to multiple transport links with Dublin City Centre. Further to this, a mix of Build-to-
Rent and Owner-occupier apartments was ruled out in this instance due to the small scale of the 
development. 
 
The proposed unit type/mix can be justified having regard to the existing and recently permitted 
developments in the immediately surrounding area and the area forming the subject of the Tallaght 
Town Centre Local Area Plan 2020-2026 more broadly.  
 
In the immediate context, this part of the Cookstown Industrial Estate will benefit from a localised mix 
of housing tenure types with the subject Build-to-Rent scheme being located proximate to an affordable 
housing scheme being developed by South Dublin County Council immediately south and The 
Exchange Hall Apartments, which is traditional apartment development, further south.  
 
In the context of the broader Tallaght Town Centre Local Area Plan area, traditionally the housing stock 
provided in the applicable area has been build-to-sell. The concept of build-to-rent being a relatively 
new one. To date, only 196 no. ‘Build-to-Rent’ units have been granted planning permission through 
the Strategic Housing Development process (under Case Reference: ABP-303803-19) in the area 
forming the subject of the Tallaght Town Centre Local Area Plan 2020-2026. This approval was for a 
development at Units 5A-C Second Avenue, Cookstown Industrial Estate, Tallaght, Dublin 24, 
comprising the following: 
 

Demolition of the existing 2,590sq.m industrial building and the construction of a ‘build-to-rent’ 
housing development providing a total of 196 no. residential apartments (comprising 45 no. studio 
units, 48 no. one-bed units, 8 no. two-bed (3-person) units and 95 no. two-bed (4-person) units) 
in 4 no. six-nine storey blocks over basement. The development will include 1 no. commercial 
unit (248sqm, accommodating Class 1, 2 and 8 uses as per the Planning and Development 
Regulations, 2001 – 2018) at ground floor level, 1 no. office unit (111sqm) at ground floor level; 
a crèche (192sqm) at ground floor level; a gym (18sqm) at ground floor level; 6 no. communal 
amenity spaces provided at ground and first floor levels across the development (totalling 
286sqm); a communal hot desk room (25sqm) at ground floor level; and 3 no. communal secure 
storage areas (totalling 31sqm) at ground floor level; along with a ground floor level landscaped 
courtyard, 408 no. bicycle spaces (308 no. resident spaces at basement level and 100 no. visitor 
spaces at ground floor level); an underground carpark (accessed from Second Avenue, providing 
a total of 67 parking spaces (including 61 no. standard spaces and 6 no. mobility impaired user 
parking spaces)) and refuse/waste/recycling stores. Associated site and infrastructural works are 
also proposed which include: foul and surface water drainage; attenuation tanks; lighting; 
landscaping; boundary fences; plant areas; ESB Substations; internal hard landscaping, 
including footpaths and street furniture; and all associated site development works.  

 
2 no. other Strategic Housing Development proposals involving Build-to-Rent units submitted in the 
area forming the subject of the Tallaght Town Centre Local Area Plan 2020-2026 were refused 
permission. The original SHD application for the subject site being one of them and the second relating 
to Unit 21 First Avenue, Cookstown Industrial Estate, Dublin 24, with a proposal for the following (under 
ABP Reference: ABP-303911-19) being refused on 19th June 2019: 
 

The demolition of 5,500 square metres of existing one and two-storey industrial buildings 
(including a small operating café) and associated site clearance works, and the construction of 
150 number ‘Build-to-Rent’ apartments in three number, five to six storey blocks and 222 number 
Shared Living units in a fourth, six to eight storey (parapet level) block.  

 
The other Strategic Housing Developments considered by the Board in the area forming the subject of 
the Tallaght Town Centre Local Area Plan 2020-2026, included a different type/mix of residential units 
to that proposed on the subject site. These applications include the following: 
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• On 15th April 2019, a development was approved at Belgard Gardens, Belgard Square North 
and Belgard Road, Tallaght, Dublin 24, (under ABP Ref. ABP-303306-18) involving the 
following (in summary):  

 
Demolition of all existing buildings and construction of a mixed use residential development 
(total GFA 55,180 sqm) comprising a new urban quarter and streets with 5 no. blocks to 
provide 438 no. apartment units (including live/work units) and associated amenity 
facilities, a 403 no. bedspace student accommodation scheme and associated amenity 
facilities, childcare facility (c.380 sqm), 6 no. retail / commercial units (c.632 sqm in total) 
and a security room (c.52 sqm). 

 
• On 20th February 2020, a development was approved at the corner of Airton Road and Belgard 

Road, Tallaght, Dublin 24, (under Case Ref. ABP-305763-19) involving the following (in 
summary): 
 

Demolition of the existing industrial buildings on site (4,800sq.m) and the construction of 2 
no. blocks comprising 328 no. apartments, ancillary residential support facilities and 
commercial floorspace measuring 31,147sq.m gross floor space above a single basement 
level. 
 

• On 16th June 2020, a development was approved at the Former Gallaher's cigarette factory site 
at the junction of Airton Road & Greenhills Road, Tallaght, Dublin 24, (under ABP Ref. ABP-
306705-20 involving the following (in summary): 
 

Demolition of existing factory/warehouse buildings on site; construction of 502 no. 
apartments, 3 no. retail units and a creche, within 6 no. blocks ranging in height from 4 to 
8 storeys; provision of road improvements and pedestrian crossings; and all associated 
site development works and services provision. 

 
A review of the South Dublin County Council planning register revealed no planning applications 
involving ‘Build-to-Rent’ units currently being considered or having been recently decided in the area 
forming the subject of the Tallaght Town Centre Local Area Plan 2020-2026. In light of the above, we 
consider that the proposed scheme will not result in an overconcentration of Build-to-Rent units in the 
area forming the subject of the Tallaght Town Centre Local Area Plan 2020-2026. 
 
We would argue that a scheme of this small scale would be unviable if a minimum of 30% of dwelling 
units were to be provided for owner occupation/private sale as recommended in the same section. 
Furthermore, we would also argue that this prescriptive requirement is contrary to National Policy 
Guidance, including the Building Height Guidelines. 
 
The subject application is accompanied by a Commentary on the Private Rented Sector / Market 
Demand, prepared by Cushman Wakefield, and a Build to Rent Market Justification Report, prepared 
by LIV Consulting, which provide an economic and planning rationale for this housing typology at this 
location. 
 
7.15.7 Implementation and Sequencing 
 
Section 8.0 of the LAP includes the following objective in relation to implementation and sequencing of 
development in the LAP area: 
 

It is an objective of the Council that development within the plan area is undertaken in an orderly 
and sustainable manner. 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; 
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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 
approximately 2 Hectares and above, particularly within the regeneration lands that comply with 
the Urban Framework of the LAP, the Planning Authority may consider that the proposal can 
establish its own identity and amenity in the transition phase of the area. 

 
The following implementation design criteria are set out, in Section 8.2.1, in relation to sequencing of 
development in Regeneration Zoning:  
 

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 consistent with the above objectives and implementation design criteria for the 
following reasons: 
 

• The subject site is in close proximity to the Tallaght Town Centre with a direct connection 
provided to the Town Centre and bus services running along Belgard Square North by the 
recently completed Cookstown Road extension. Given the existing Exchange Hall building 
featuring on Belgard Square North, the development approved at Belgard Gardens and the 
social and affordable housing scheme being developed by South Dublin County Council on the 
land immediately south of the subject site, the subject development will form a natural extension 
to the town centre;  

• The subject infill development makes better use of this underutilised land; and  

• The road, junction and streetscape upgrades proposed as part of the development, as well as 
the development itself, will tie in with the Cookstown Road Extension and create a more urban 
form of development and a traditional street network. 

 
8.0 Social and Affordable Housing 
 
8.1 Part V, Section 96 of the Planning and Development Act 
 
Part V, Section 96 of the Planning and Development Act 2000 (as amended), applies to this application. 
New provisions relating to Part V, under the Urban Regeneration and Housing Act 2015, were formally 
enacted on 1st September 2015. Since 31 August 2015, 2 guidance circulars have been issued by the 
Department and one Guideline under section 28 of the Planning and Development Act 
2000: 
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Circular Housing 33 of 2015 of 31 August 2015 
Urban Regeneration and Housing Act 2015 – amendments to the operation of Part V of the Planning 
and Development Act 2000. 
 
Circular PL 10/2015 and Housing 36/2015 of 30 November 2015 
Part V - Implementation of Article 22(2)(e) of the Planning and Development Regulations 2001, 
amended – Validation of Planning Applications. 
 
8.2 South Dublin County Development Plan 2016-2022 
 
The following policies included in the South Dublin County Development Plan 2016-2022 have specific 
regard to the provision of social and affordable housing: 
 
Policy H1: It is the policy of the Council to implement the Interim South Dublin County Council 

Housing Strategy 2016-2022 (and any superseding Housing Strategy agreed by the 
Council) and to carry out a review of the Housing Strategy as part of the mandatory 
Two Year Development Plan review. 

 
H1 Objective 1: To significantly increase the stock of social housing in the direct control of  South Dublin 

County Council in order to meet the long term housing needs of those households on 
the local authority housing list. 

 
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). 

 
H1 Objective 4: To promote social integration and facilitate a diverse range of dwelling tenures within 

housing developments, including social housing in a balanced way in all Local Electoral 
Areas of the County. 

 
H1 Objective 7: To meet the County’s need for social housing provision through a range of 

mechanisms, including Part V of the Planning and Development Act 2000 (as 
amended), a social housing building programme, acquisition, leasing, Housing 
Assistance Payment (HAP) scheme, Rental Accommodation Schemes (RAS) and the 
utilisation of existing housing stock. This should include for the provision of one 
bedroom units for homeless housing need. 

 
8.3 Tallaght Town Centre Local Area Plan 2020-2026  
 
The following policy included in the Tallaght Town Centre Local Area Plan 2020-2026 has specific 
regard to the provision of social and affordable housing: 
 

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 (Objective RE 6). 

 
8.4 Part V Proposal 
 
The applicants propose to fulfil their Part V obligations through entering into a lease agreement with the 
Planning Authority for 10% of the housing units pursuant to Section 96(3) paragraph (b)(iv a) of the Act. 
 
The applicant has engaged in discussions with the Housing Department of South Dublin County Council 
in respect to Part V. The applicant has engaged in discussions with the Housing Department of South 
Dublin County Council in respect to Part V and they agree in principle with the Part V proposal put 
forward. A letter from South Dublin County Council’s Housing Department confirming this accompanies 
this application under a separate cover. 
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The applicant confirms their willingness to enter into an agreement with South Dublin County Council in 
respect of Part V (Social and Affordable Housing) should a grant of planning permission be forthcoming 
at the subject site, in accordance with the relevant provisions of Planning and Development Act 2000 
(as amended). 
 
9.0  Information referred to in article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the Planning 
 and Development Regulations 2001-2018 
 
The Notice of Pre-Application Consultation Opinion, issued by An Bord Pleanala on 11th July 2019, 
requested, pursuant to article 285(5)(b) of the Planning and Development Act 2000 (as amended by 
the Residential Tenancies Act 2016), the provision of the specific information. This list of requested 
items included the following (Item No. 7 to be specific): 
 
 The information referred to in article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the Planning and 
 Development Regulations 2001-2019, as amended. 
 
This requested information is included as an Appendix to this report (see Appendix A) thus satisfying 
this aspect of the Board’s Notice of Pre-Application Consultation Opinion. 
 
10.0 Conclusion 
 
In conclusion, we submit that the proposal which comprises the demolition of the existing industrial 
buildings on site and the construction of a ‘build-to-rent’ apartment development accommodating 252 
no. residential apartments, 73 no. car parking spaces (including 10 no. go-car spaces and 5 no. limited 
mobility spaces) serving residents; 500 no. bicycle parking spaces for residents and visitors; 2 no. 
commercial units; and a creche at Units 66 & 67 Fourth Avenue, Cookstown Industrial Estate, Tallaght, 
Dublin 24, is considered to be acceptable and compliant with the policies and objectives as set out in 
the applicable national, regional and local planning policy context. 
 
At a national and regional level, this statement has demonstrated consistency with the following: 
 

• Project Ireland 2040 – National Planning Framework (2018); 

• National Development Plan 2018—2027; 

• Urban Development and Building Heights - Guidelines for Planning Authorities, December 
2018; 

• Rebuilding Ireland – Action Plan for Housing and Homelessness, July 2016; 

• Department of Housing, Planning and Local Government Circular PL 8/2016 APH 2/2016; 

• Quality Housing for Sustainable Communities – Guidelines for Planning Authorities (2007); 

• Sustainable Residential Development in Urban Areas – Guidelines for Planning Guidelines 
(2009); 

• Urban Design Manual – A Best Practice Guide 2009; 

• Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2018); 

• Design Manual for Urban Roads and Streets (2013); 

• The Planning System and Flood Risk Management Guidelines for Planning Authorities (2009); 

• Guidelines for Planning Authorities on Childcare Facilities (2001); 

• Regional Planning Guidelines for the Greater Dublin Area 2010-2022; and 

• Regional Spatial & Economic Strategy for the Eastern and Midland Regional Assembly, 2019. 
 
Consistency is also demonstrated with the policies and provisions of the South Dublin County 
Development Plan 2016-2022 and the Tallaght Town Centre Local Area Plan 2020-2026, which are the 
key planning policy documents at a local level. 
 
It is considered that the proposed ‘build-to-rent’ development comprising 252 no. residential units at this 
application site in the Cookstown Industrial Estate Area presents an appropriately scaled residential 
development on residentially zoned land. 
 
It is considered that the subject site, being located within close proximity to a third level institution, a 
hospital, numerous employment centres, and in close proximity to a Luas line, has the capacity to 
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accommodate additional residential accommodation and respond to the current housing shortage. 
 
We would contend that the subject application overcomes the refusal reasons outlined in relation to 
ABP Ref. ABP-305725-19 and takes on board the feedback received from An Board Pleanala and 
South Dublin Council during pre-planning consultations.  
 
The development has been designed to an exceptionally high standard to contribute to the urban form 
of the area and it is considered that the proposal will not give rise to any undue impacts on the amenity 
of any adjacent properties. We are of the opinion that the development is generally compliant and in 
accordance with the qualitative and quantitative standards as set out in the relevant statutory 
development plans and other national guidance documents. 
 

 
_____________ 
Kevin Hughes MIPI MRTPI 
for HPDC Ltd.   
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Appendix A -  Information referred to in article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the 
  Planning and Development Regulations 2001-2019, as amended.  
 
Article 299B of the Planning and Development Regulations 2001-2019, as amended, outlines 
requirements in relation to environmental impact assessment for subthreshold development where no 
screening determination was made under section 7 of Act. Article 299B(1)(b)(ii)(II) and Article 
299B(1)(c) of the Planning and Development Regulations 2001-2019, as amended, read as follows: 
  
 (b) (i) The Board shall carry out a preliminary examination of, at the least, the nature, size or 
 location of the development.  
 
 ………….  
 
 (ii) Where the Board concludes, based on such preliminary examination, that—  
 ………….  
 
  (II) there is significant and realistic doubt in regard to the likelihood of significant effects 
  on the environment arising from the proposed development, it shall satisfy itself that 
  the applicant has provided to the Board  
   (A) the information specified in Schedule 7A,  
   (B) any further relevant information on the characteristics of the proposed 
   development and its likely significant effects on the environment, and  
  (C) a statement indicating how the available results of other relevant 

assessments of the effects on the environment carried out pursuant to 
European Union legislation other than the Environmental Impact Assessment 
Directive have been taken into account.  

 
 (c) The information referred to in paragraph (b)(ii)(II) may be accompanied by a description of 
 the features, if any, of the proposed development and the measures, if any, envisaged to avoid 
 or prevent what might otherwise have been significant adverse effects on the environment of 
 the development.  
 
Schedule 7A referred to in Article 299B(1)(b)(ii)(II)(A) reads as follows:  
 

1. A description of the proposed development, including in particular—  
 

(a) a description of the physical characteristics of the whole proposed development and, 
where relevant, of demolition works, and  

(b) a description of the location of the proposed development, with particular regard to the 
environmental sensitivity of geographical areas likely to be affected.  
 

2. A description of the aspects of the environment likely to be significantly affected by the 
proposed development.  
 

3. A description of any likely significant effects, to the extent of the information available on 
such effects, of the proposed development on the environment resulting from—  

 
a) the expected residues and emissions and the production of waste, where relevant, and  
b) the use of natural resources, in particular soil, land, water and biodiversity.  
 

4. The compilation of the information at paragraphs 1 to 3 shall take into account, where 
relevant, the criteria set out in Schedule 7.  
 

To assist with the Board determination, we provide the following information: 
 
(i) Environmental Assessment  
 
An assessment against Schedules 7 and 7A of the Planning and Development Regulations 2001-2019, 
as amended, are provided below. Schedules 7 schedule sets out criteria for determining whether 
development listed in Part 2 of Schedule 5 should be subject to an environmental impact assessment.  
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Schedule 7A outlines information to be provided by the Applicant or Developer for the purposes of 
screening sub-threshold development for environmental impact assessment.  
 
Schedule 7A  
 
Consideration of the proposed development in the context of Schedule 7A referred to in Article 
299B(1)(b)(ii)(II)(A) is provided below (in some instances the reader is referred to previous sections of 
this report or documents accompanying the application):  
 
 1.      A description of the proposed development, including in particular—  
 
  (a) a description of the physical characteristics of the whole proposed  
  development and, where relevant, of demolition works, and  
 
Please refer to Section 6.0 of this report in conjunction with the architectural drawings, prepared by 
C+W O’Brien Architects, which accompany this application for information pertaining to the proposed 
development and associated demolition works.  
 
  (b) a description of the location of the proposed development, with particular 
  regard to the environmental sensitivity of geographical areas likely to be 
 affected.  
 
The location of the subject site is discussed in Section 2.0 of this report. The subject site is located in a 
long-established industrial estate, known as the Cookstown Industrial Estate, and is not located in or 
adjacent to a geographical area of particular environmental sensitivity.  
 
 2.  A description of the aspects of the environment likely to be significantly  
  affected by the proposed development.  
 
There are no aspects of the environment likely to be significantly affected by the proposed development.  
 
 3.  A description of any likely significant effects, to the extent of the information 
  available on such effects, of the proposed development on the environment 
  resulting from—  
 
  (a) the expected residues and emissions and the production of waste, where 
  relevant, and  
 
Please see the Draft Construction, Demolition, and Operational Waste Management Plan, prepared by 
GDCL Consulting Engineers, which accompanies this application for information on expected waste 
resulting from the proposed development, both as a result of demolition/construction and operation.  
  
  (b) the use of natural resources, in particular soil, land, water and biodiversity.  
 
 4.  The compilation of the information at paragraphs 1 to 3 shall take into account, 
  where relevant, the criteria set out in Schedule 7.  
 
The criteria set out in Schedule 7 are provided below.  
 
Schedule 7  
 
Consideration of the proposed development in the context of Schedule 7 is provided overleaf (in some 
instances the reader is referred to previous sections of this report or documents accompanying the 
application):  
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 1. Characteristics of proposed development  
  
       The characteristics of proposed development, in particular—  
 
  (a) the size and design of the whole of the proposed development,  
 
Please refer to Section 6.0 of this report in conjunction with the architectural drawings, prepared by 
C+W O’Brien Architects, which accompany this application for information pertaining to the size and 
design of the proposed development. In summary, the proposal involves a small-scale residential 
development.  
 
  (b) cumulation with other existing development and/or development the subject 
  of a consent for proposed development for the purposes of section 172(1A)(b) 
  of the Act and/or development the subject of any development consent for the 
  purposes of the Environmental Impact Assessment Directive by or under any 
  other enactment,  
 
The subject site is located in an area which is subject to a Local Area Plan (LAP), more specifically the 
Tallaght Town Centre Local Area Plan. The most recent iteration of this LAP, the Tallaght Town Centre 
Local Area Plan 2020-2026, was adopted in June 2020. This LAP, as did ones previous to this iteration, 
provides a detailed framework for the development of the Tallaght Town Centre including lands within 
the Cookstown Industrial Estate.  
 
In preparing the Tallaght Town Centre Local Area Plan 2020-2026 and previous iterations of this LAP, 
South Dublin County Council would have had to carry out a Strategic Environmental Assessment (SEA), 
pursuant to the requirements of Directive 2001/42/EC. A SEA is the process by which environmental 
considerations are required to be fully integrated into the preparation of plans and programmes prior to 
their final adoption. An SEA is mandatory for such LAPs.  
 
The SEA carried out concludes that subject to the full and proper implementation of the mitigation 
measures outlined in this SEA Environmental Report and the Tallaght LAP 2020-2026 including detailed 
design at planning application stage, it is considered that significant adverse impacts on the 
environment will be avoided.  
 
The proposed development has been set within the context of the Draft Tallaght Town Centre Local 
Area Plan 2020-2026 and therefore is responsive to and consistent with the plan-led future potential 
development of the wider area.  
 

(c) the nature of any associated demolition works,  
 
Please refer to Section 6.0 of this report in conjunction with the architectural drawings, prepared by 
C+W O’Brien Architects, which accompany this application for information pertaining to demolition. In 
summary, the proposal involves the demolition of industrial buildings on site (comprising 2,518sq.m).  
 
  (d) the use of natural resources, in particular land, soil, water and biodiversity,  
 
The subject proposal does not involve the use of natural resources save for the use of soil and water 
in in the context of construction works.  
 
  (e) the production of waste,  
 
Please see the Draft Construction, Demolition, and Operational Waste Management Plan, prepared by 
GDCL Consulting Engineers, which accompanies this application for information on expected waste 
resulting from the proposed development, both as a result of demolition/construction and operation.  
 
  (f) pollution and nuisances,  
 
Due to the nature of the proposed development, being residential, and construction method being 
utilised there is limited risk of pollution. This limited risk will be minimised through the adoption of best 
practise construction and site management. During construction, there will be a degree of pollution 
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associated with resultant noise and dust. However, the quick construction time facilitated by modular 
construction means this pollution/disruption will be for a relatively short period of time.  
 
  (g) the risk of major accidents, and/or disasters which are relevant to the  
  project concerned, including those caused by climate change, in accordance 
  with scientific knowledge, and  
 
Given the scale and nature of the development, a residential scheme on a 1.1Ha site, there is no 
potential for major accidents, and/or disasters.  
 
  (h) the risks to human health (for example, due to water contamination or air 
  pollution).  
 
There may be possible short-term nuisances to human beings during the construction phase of the 
development as a result of noise, dust and minor traffic delays/diversions resulting from material 
deliveries and ground excavation works during demolition and construction. Noise, dust and pollution 
will be subject to standard mitigation measures as per typical construction projects. Construction 
vehicles and plant will give rise to exhaust and particulate emissions. No adverse effects on human 
health from vehicle and plant emissions during construction are anticipated.  
 
 2. Location of proposed development  
 
 The environmental sensitivity of geographical areas likely to be affected by the 
 proposed development, with particular regard to—  
 

(a) the existing and approved land use,  
(b) the relative abundance, availability, quality and regenerative capacity of natural 

resources (including soil, land, water and biodiversity) in the area and its 
underground,  

(c) the absorption capacity of the natural environment, paying particular attention to 
the following areas:  

(i) wetlands, riparian areas, river mouths;  
(ii) coastal zones and the marine environment;  
(iii) mountain and forest areas;  
(iv) nature reserves and parks;  
(v) areas classified or protected under legislation, including Natura 2000 areas 

designated pursuant to the Habitats Directive and the Birds Directive and;  
(vi) areas in which there has already been a failure to meet the environmental quality 

standards laid down in legislation of the European Union and relevant to the project, 
or in which it is considered that there is such a failure;  

(vii) densely populated areas;  
(viii) landscapes and sites of historical, cultural or archaeological significance.  
 

The subject site is located in a long-established industrial estate, which has negligible natural resources 
(including soil, land, water and biodiversity). The subject site is not in close proximity to any wetlands, 
riparian areas, river mouths, coastal zones and the marine environment, mountain and forest areas, 
nature reserves and parks, densely populated areas or landscapes and sites of historical, cultural or 
archaeological significance. The subject proposals potential impact on Natura 2000 areas is considered 
in Section ii of this Appendix.  
 
 3. Types and characteristics of potential impacts  
 
 The likely significant effects on the environment of proposed development in relation 
 to criteria set out under paragraphs 1 and 2, with regard to the impact of the project on 
 the factors specified in paragraph (b)(i)(I) to (V) of the definition of ‘environmental 
 impact assessment report’ in section 171A of the Act, taking into account—  
 

(a) the magnitude and spatial extent of the impact (for example, geographical area and 
size of the population likely to be affected),  

(b) the nature of the impact,  
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(c) the transboundary nature of the impact,  
(d) the intensity and complexity of the impact,  
(e) the probability of the impact,  
(f) the expected onset, duration, frequency and reversibility of the impact,  
(g) the cumulation of the impact with the impact of other existing and/or development 

 the subject of a consent for proposed development for the purposes of section 
 172(1A)(b) of the Act and/or development the subject of any development consent for 
 the purposes of the Environmental Impact Assessment Directive by or under any other 
 enactment, and  
 (h) the possibility of effectively reducing the impact.  
 
This is not a large-scale project or overly dense in an urban context. There are no apparent 
characteristics or elements of the design of the scheme that are likely to cause significant effects on the 
environment. A more detailed assessment of the proposed developments impact on the environment is 
provided under various headings below:  
 
Population and Human Health  
 
There may be possible short-term nuisances to human beings during the construction phase of the 
development as a result of noise, dust and minor traffic delays/diversions resulting from material 
deliveries and ground excavation works during demolition and construction. Noise, dust and pollution 
will be subject to standard mitigation measures as per typical construction projects. Construction 
vehicles and plant will give rise to exhaust and particulate emissions. No adverse effects on human 
health from vehicle and plant emissions during construction are anticipated.  
 
The proposed development is likely to have a positive direct effect on local employment and economic 
activity, particularly in the construction sector. The construction phase will also have positive indirect 
effects on employment and economic activity in associated and secondary building services industries, 
e.g. quarrying, building supplies, retail and technical professions.  
 
Once completed, the proposed development will deliver 252 no. residential units, a creche and 2 no. 
commercial/retail units. The proposed residential units, once available, will reduce pressure on the 
existing rental market in the area, while the commercial/retail units will serve residents in the 
surrounding area/provide employment.  
 
In the case of the proposed residential units, a high standard of living which will be beneficial for the 
wellbeing of the future inhabitants, will result from the layout/quality of the proposed units, the large 
open space areas and the ancillary services provided on site. Residents of the surrounding area will 
also benefit from the commercial units/creche/gym and landscaping areas/road upgrades areas 
provided along the Cookstown Road and Fourth Avenue frontages.  
 
More broadly, the resultant increase in population will assist with the delivery of critical mass to support 
a wider range of businesses, services, public transport and employment opportunities in the area.  
 
No significant adverse cumulative effects on population and human health are anticipated during the 
construction or operational phases of this development.  
 
Biodiversity  
 
The subject site is devoid of any ecological significance having previously been almost entirely 
dominated by man-made structures such as buildings and hard surfaces.  
 
As will be discussed in Section ii, the subject site is not included in any Natura 2000 site and does not 
support any of the habitats or species of interest listed. The nearest Natura site is the Glenasmole 
Valley SAC which is located c. 4km away, and there is no direct connection to these Natura 2000 sites 
from proposed site.  
 
Given the above, it is considered that the proposed development will not impact on the existing flora 
and fauna network in the area.  
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The proposed development includes large areas of landscaping and planting. Once completed, the 
development will enhance the flora and fauna network in the area.  
 
Land, soil, water, air and climate  
 
Lands and Soils 
  
The subject lands are a brownfield on what is typically made land. There is not likely to be significant 
effects on the environment with regard to soils and/or geology due to the site being connected to public 
foul, storm and water services.  
 
According to the EPA website, there are no recorded waste disposal or contaminated sites located in 
proximity to the proposed site. According to the EPA database there are no reported contaminated soil 
or groundwater issues present at this site.  
 
Water  
 
The subject site is generally brownfield formerly in use as an industrial unit (presently a motor 
showroom). The land is zoned and relatively small in scale at c. 1.1 hectares. The construction or 
operation of the scheme would not use such a quantity of water to cause concern in relation to significant 
effects on the environment.  
 
The proposed development does not adjoin a river or stream, therefore, there are no anticipated 
significant effects on the environment arising from the proposed development, in relation to water.  
In terms of water integrity, the scheme is to be connected to public foul and storm water systems and 
as such, no significant effects on the environment are likely.  
 
Air & Climate  
 
There may be a minor degradation of the air quality in a very localised area during certain parts of the 
construction process. Activities associated with this development such as excavation and backfill having 
the potential to generate dust. There is no impact on air pollution expected from the development 
outside of the potential dust impact. Standard mitigation measures will be employed to limit this impact.  
 
There will be no large use of natural resources. The main use of resources will be the construction 
materials used. The scale and quantity of the materials used will not be such that would cause concern 
in relation to significant effects on the climate or the environment.  
 
There is the potential for a number of greenhouse gas emissions to the atmosphere during the 
construction phase of the development. Construction vehicles, generators etc., may give rise to CO2 
and N2O emissions, however, the exhaust emissions from on-site plant and site traffic are unlikely to 
make a significant impact on local air quality.  
 
It is considered that there will be no negative impact on the climate that would be likely to have a 
significant effect on the environment.  
 
Material assets, including the architectural and archaeological heritage, and the cultural heritage  
 
The land on which the site is situated is a material asset. It has been zoned for development through 
the appropriate process, and as such, the use of this material asset in a manner compatible with the 
zoning designation, is entirely appropriate. Once constructed, the operational phase will provide an 
important material asset for the area in terms of residential units.  
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The subject lands are not proximate to any Protected Structure or Architectural Conservation Area. 
There are no known recorded archaeological monuments within the boundary or within several hundred 
metres of the site. The expected effects deriving from the vulnerability of the project to risks of major 
accidents and/or disasters Standard construction practices will be employed throughout the 
construction phase. There are no technologies or substances to be used in the development which may 
cause concern for having likely significant effects on the environment. The subject lands are zoned 
under the South Dublin County Development Plan and as such have been subject to a strategic flood 
risk assessment. A site-specific flood risk assessment, prepared by GDCL Consulting Engineers 
(forming part of the Engineering Services Report), included with this application to the Board has not 
highlighted cause for concern in terms of flooding allowing for climate change. This assessment 
concluded that the site is at low risk of flooding from fluvial, pluvial, tidal and groundwater sources.  
 
In conclusion, it is considered that the proposed development will not have any significant impacts on 
the environment. All recommended mitigation measures and standard practices will be employed 
throughout the construction and operation phase of the development to ensure that the proposed 
development will not create any significant impacts on the quality of the surrounding environment.  
 
(ii) Appropriate Assessment – EU Habitats Directive  
 
The EU Directive on the Conservation of Habitats, Flora and Fauna (92/43/EEC), commonly known as 
“the Habitats Directive”, was adopted in 1992, came into force in 1994 and was transposed into Irish 
law in 1997. The main aim of the Habitats Directive is to contribute towards the conservation of 
biodiversity by requiring Member States to take measures to maintain or restore natural habitats and 
wild species listed on the Annexes to the Directive at a favourable conservation status. These annexes 
list habitats (Annex I) and species (Annexes II, IV and V) which are considered threatened in the EU 
territory.  
 
In response to this requirement, the subject application is accompanied by a Screening Report for 
Appropriate Assessment, prepared by Altemar Ecological Services. This report states that the subject 
site is not located within or directly adjacent to any Natura 2000 area and concludes that the subject 
proposal does not require progression to Stage 2 Appropriate Assessment. 
 
Please refer to the Screening Report for Appropriate Assessment, prepared by Altemar Ecological 
Services for further information. 


