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1.0

Introduction

Downey Planning, Chartered Town Planners, 1 Westland Square, Pearse Street, Dublin 2, have
prepared this Planning Report, on behalf of the applicant, Randelswood Holdings Ltd. This report
accompanies a planning application to An Bord Pleanála for a proposed Strategic Housing
Development on lands at Palmerstown Retail Park, Kennelsfort Road Lower, Palmerstown, Dublin 20.
This application is accompanied by a comprehensive range of documentation which specifically seeks
to address the requirements of the Planning and Development (Housing) and Residential Tenancies
Act 2016, the Planning and Development (Strategic Housing Development) Regulations 2017, items
raised by the Planning Authority and An Bord Pleanála as part of the previous application for the
subject site under ABP Ref. 302521-18 and during the pre-application consultations for this proposed
development, national planning policy and guidelines, and the South Dublin County Council
Development Plan 2016-2022.
The proposed development at Palmerstown can be briefly described as comprising 250 no. ‘Build to
Rent’ apartments consisting of 134 no. 1 beds and 116 no. 2 beds, with a café and ancillary residential
communal facilities, in 5 no. blocks ranging in height from 3 storeys to 8 storeys over basement.
The applicant is committed to delivering a high-quality development in Palmerstown, with a diverse
range of residential unit types, complemented by facilities for the enjoyment of residents. As part of
the development, it is also proposed to provide extensive landscaped spaces which include open space
green areas, soft and hard landscaped spaces, children’s playground, and a roof garden. For further
details on the design approach for the scheme, please refer to the architectural drawings,
Architectural/Urban Design Statement, and the landscape architectural drawings and associated
Landscape Report which accompany this SHD application.
This planning report outlines the context of the subject site, the background and rationale of the
proposed development and provides a summary as to how it complies with the relevant planning
policy and guidance. It should be read in conjunction with the accompanying detailed documentation
prepared by the design team.
The scheme has been prepared by a multi-disciplinary design team and has been subject to preplanning consultation with the local authority and An Bord Pleanála. The scheme has evolved and
improved as a result of the Stage 1 and Stage 2 meetings. This has ensured that a well-considered and
appropriate form of development can be developed and that will help to integrate with the future
development of the Palmerstown area. The design team is as follows:
•
•
•
•
•
•
•
•
•

Downey Planning and Downey Architecture – Architects and Planning Consultants;
Courtney Deery Archaeology & Cultural Heritage – Archaeology Consultants;
Digital Dimensions – Daylight and Sunlight Analysis, and Photomontages;
LIV Consult – BTR Specialist;
Charles McCorkell Arboricultural Consultancy – Arborist;
Faith Wilson Ecological Consultant – Ecologist;
Amplitude Acoustics – Acoustic Engineers;
ARC Consultants – Visual Impact Specialist;
RWDI Consultants – Consulting Wind Engineers;

•
•
•

Fallon Design – M&E Engineering;
AECOM Consulting Engineers – Civil and Traffic Engineers; and,
Jane McCorkell Landscape Architect – Landscape Architects.

It is hereby submitted that the proposal of 250 no. ‘Build to Rent’ apartments offers an efficient use
of land in close proximity of a QBC and Dublin City Centre. The lands subject to this SHD application
provide an ideal opportunity for residential development and are compatible with the existing built
environment of the area. Given the land’s strategic location, it is considered that the proposed scheme
provides for an appropriate density of units.
This planning report sets out the planning rationale and justification for the proposed development
and demonstrates how it accords with the proper planning and sustainable development of the area.
This report should be read in conjunction with the plans, drawings and documentation submitted as
part of the overall planning pack.

2.0

Site Location and Description

The application site, which extends to approximately 1.2708 hectares, is located in Palmerstown which
is within the functional area of South Dublin County Council. The subject lands are located at the
junction of Kennelsfort Road Lower and the Chapelizod Bypass (N4), with extensive frontage onto this
road. The lands are accessed via an existing vehicular entrance from Kennelsfort Road Lower. Part of
the site is known locally as the former Vincent Byrne site and is referenced as such within the South
Dublin County Council Development Plan 2016-2022.
The subject site enjoys excellent connectivity given its proximity to the adjoining Chapelizod Bypass,
which provides access directly to the M50 and M4 motorways as well as to Dublin City Centre. The
Chapelizod Bypass also comprises a Quality Bus Corridor (QBC) which ensures that the lands are easily
accessible by public transport. The subject site is less than 100m from this QBC bus stop, i.e. Stop No.
2241 on R148 (old N4) Chapelizod Bypass. This QBC also forms part of a proposed BusConnects route
which will reduce travel times to the city centre and other destinations.
The application site currently comprises of a number of units in multiple occupation including car
showrooms/car dealerships, furniture stores, barbers, etc. It is proposed to demolish all existing
structures on site in order to facilitate the proposed development.

Fig. 1 – Site Context Map

Palmerstown is a large, western suburb of Dublin City located within the M50 ring, with vast areas of
traditional housing. However, the immediate built environment surrounding the application site is
characterised by a variety of land uses noting the site’s location within Palmerstown village; such uses
include commercial, retail including a large supermarket (Aldi), industrial, medical, ecclesiastical,
educational, leisure, etc. Liffey Valley Shopping Centre and The Retail Park Liffey Valley are located a
short distance from the site and are recognised as one of the leading shopping destinations within
Dublin. The surrounding area is also rich with high-quality amenity spaces including the expansive
Waterstown Park and Liffey Valley.
Palmerstown village will benefit from the injection of population, whilst the residents of the proposed
scheme will also benefit from the café and the range of amenities proposed including the gym, cinema,
games room, meeting rooms, residents lounge, roof garden, etc.
In light of the above, it is evident that the subject site is well served by a wide range of existing social
and community facilities and is well located in terms of proximity to large retail centres and existing
high-quality public transport. This level of infrastructure is considered sufficient to support the
proposed development and indeed the injection of population as a result of the proposed
development will help sustain the long-term viability of this social infrastructure. The proposed
development of this underutilised, brownfield site represents an important opportunity to deliver
much needed housing in South Dublin County and to meet the ever-increasing demand for housing in
the Greater Dublin Area.

Fig. 2 – Site Location Map (approximate boundaries of application site outlined in red)

Fig. 3 – View of Application Site from the junction of Kennelsfort Road Lower and the Chapelizod Bypass (N4)

3.0

Relevant Planning History

Downey Planning have carried out an examination of the planning history of the subject site which
determined that there have been a number of planning applications made on the subject lands. The
most relevant planning history is as follows:
•

Reg. Ref. SD07A/0927, ABP Ref. PL06S.229753 – On 28th January 2009, An Bord Pleanála
granted retention planning permission for a temporary period for the following development:

“Retention of material change of use of lands from builder providers to sale of motor vehicles,
washing and valeting of motor vehicles, retention of material change of use of an office to use
as a barber shop and retention of material change of use of lands from builder providers to the
display and sale of log cabins, at Kennelsfort Road Lower, Palmerstown, Dublin”. This retention
application was granted temporary permission for a 3-year period. This permission pertains
to the current uses on site.
•

Reg. Ref. SD09A/0021, ABP Ref. PL06S.234178 – Planning permission was granted by South
Dublin County Council and An Bord Pleanála for a considerable mixed-use development on
the subject lands. The proposed development required the demolition of all existing
structures on-site in order to construct a mixed-use development totalling c.30,000 sq.m. of
development ranging in height from two to seven storeys over basement (overall height of
26.8m). Such granted uses included retail, offices, residential, aparthotel, café / restaurant,
library, and health centre.

Fig. 4 – Design of Existing Live Planning Permission

Whilst this permission has not yet been implemented, it is important to note that this
permission was granted an extension of duration of permission and as such does not expire
until 20th May 2020. This planning permission represents precedent for the height, scale and
density of development that was deemed acceptable on the application site.
•

Reg. Ref. SD09A/0021/EP – On 13th January 2015, South Dublin County Council granted an
extension of duration permission for the aforementioned development on the subject lands.
Thus, this mixed-use development permission was extended by a period of five years, and
therefore does not expire until 20th May 2020.

•

4.0

ABP Ref. ABP-302521-18 – On 17th December 2018, An Bord Pleanála refused planning
permission for a proposed Strategic Housing Development consisting of the demolition of all
structures on site and the construction of a residential and mixed-use development
comprising 303 no. apartments, with a creche facility, a gym, a community/sports hall, a
concierge office, and a community room, in 2 no. blocks. The reasons for refusal are stated
within Section 8 of this planning report. The proposed scheme now seeks to address the
previous reasons for refusal.

Pre-Application Consultation

Pre-Application Consultation with South Dublin County Council
The formal Section 247 Pre-Application Consultation with the Planning Authority required under the
Planning and Development (Housing) and Residential Tenancies Act 2016 took place on 18th July 2019
in the offices of South Dublin County Council. This meeting was logged under South Dublin County
Council Pre-Application Consultation Ref. SHD1SPP019/19.
Those in attendance from South Dublin County Council consisted of Hazel Craigie (Senior Planner,
Planning), Fiona Redmond (Senior Executive Planner, Planning), Clare Doyle (Executive Planner,
Planning), Brendan Redmond (Parks), Brian Harkin (Drainage), John Joe Hegarty (Roads), and Therese
Pender; Mary McGrath (Randelswood Holdings Ltd.), Jane McCorkell (Landscape Architect), Michael
Dunne (Regional Director, AECOM Consulting Engineers), Jacqueline Haley (Principal Transport
Engineer, AECOM Consulting Engineers), Justin Halpin (Director, Downey Architecture), John Downey
(Director, Downey Planning), Eva Bridgeman (Director, Downey Planning), and Alessandra Minicuci
(Associate Director, Downey Architecture), attended on behalf of the design team and prospective
applicant.
This consultation meeting helped to inform the design of the proposed development now being
submitted to the Board. The proposal set out during this consultation states a density of c.201 units
per hectare, and 3 to 8 storeys over basement in height. For further information on this pre-application
meeting, please refer to the copy of South Dublin County Council’s minutes of this meeting which are
enclosed as part of this report (please refer to Appendix).
The consultation resulted in the design team giving further due consideration to the design of the
proposed development, playground areas, open space provision, permeability, etc. This ultimately
helped to inform the design of the proposed development and revisions of the Stage 1 proposal
submitted at the Stage 2 meeting.
Part V Engagement
Part V of the Planning and Development Act, 2000 (as amended) applies to the proposed
development. In order to reach an agreement regarding compliance with Section 96 of Part V of the
Planning and Development Act, 2000 (as amended), Joey Walsh (applicant representative) and Eva
Bridgeman of Downey Planning liaised with Philomena O’Rourke and Marie Kavanagh of the Housing
Department of South Dublin County Council on 23rd October 2019 regarding the proposed
development.

The Housing Department were informed of the proposed development which would generate a
requirement for 10% no. residential units for Part V Social and Affordable Housing. The 25 no. units
designated for Part V, i.e. 10% of the overall units proposed, have been identified on the architectural
drawings and detailed schedule of accommodation (Housing Quality Assessment) prepared by
Downey Architecture. The units proposed for Part V include:
•

Block E – 25 no. apartment units (10 no. 1 beds and 15 no. 2 beds – ground floor to sixth floor
levels).

These units are identified in the enclosed Drawing No. PL-004 titled ‘Proposed Site Layout Plan (Part
V Allocation)’ prepared by Downey Architecture. In accordance with the Council’s requirements,
indicative costings are enclosed as part of this planning application. A validation letter from the
Housing Department of South Dublin County Council is also enclosed with this planning application.
Thus, it is considered that the proposal meets the requirements of Part V of the Planning and
Development Act, 2000 (as amended).
Pre-Application Consultation with An Bord Pleanála
Following consultation with South Dublin County Council under Section 247 of the Planning and
Development Act, 2000 (as amended), a request to enter into pre-application consultation with An
Bord Pleanála was submitted in October 2019. The pre-application consultation meeting was then
held at the offices of An Bord Pleanála on 11th December 2019. This meeting included representatives
from An Bord Pleanála, South Dublin County Council, the applicant and the design team.
On 9th January 2020, An Bord Pleanála issued the notice of pre-application consultation opinion for
the proposed development, under case reference ABP-305801-19. Having regard to the above, the
opinion states that An Bord Pleanála “has considered the issues raised in the pre-application
consultation process and, having regard to the consultation meeting and the submission of the
planning authority, is of the opinion that the documents submitted with the request to enter into
consultations require further consideration and amendment to constitute a reasonable basis for an
application for strategic housing development.”
The opinion further states that, “An Bord Pleanála considers that the following issues need to be
addressed in the documents submitted that could result in them constituting a reasonable basis for an
application for strategic housing development.”
The Board’s opinion letter stated that four items required further consideration and amendment.
These four items included Development Strategy, Residential Amenity, Pedestrian/Cyclist Permeability
and Car Parking, and Drainage. The Board also requested the following specific information:
1. Full and complete analysis and drawings that detail the impact of the proposed development
on the residential amenity of existing residents in relation to daylighting, overshadowing and
overlooking. Specific attention should be paid to proposed accommodation and interactions
with existing development to the north along Rose View.
2. An architectural report accompanied by photomontages of the proposed development should
outline the design rationale for the proposed building height, scale and massing including
detail on the design iterations considered. Photomontage images from a number of key

3.
4.
5.

6.

7.

8.

9.

10.

approach roads to the development site and from the Liffey Valley Special Amenity Area Order
should be provided.
A phasing plan for the proposed development.
A site layout plan showing which, if any, areas are to be taken in charge by the Planning
Authority.
A report that specifically addresses the proposed materials and finishes of the proposed
structures including specific detailing of finishes and frontages including the maintenance of
same. The treatment/screening of exposed areas of basement ramps should also be
addressed. Particular regard should be had to the requirement to provide high quality and
sustainable finishes and details which seek to create a distinctive character for the overall
development. The documents should also have regard to the long term management and
maintenance of the proposed development.
Landscaping proposals including an overall landscaping masterplan for the development site.
Details pertaining to the quantity, type and location of all proposed hard and soft landscaping
including details of play equipment, street furniture including public lighting and boundary
treatments should be submitted. The plan should provide full clarity regarding the areas of
private, semi-private and public open space and should indicate clearly how the interface
between the curtilage of private and public open space is defined. Where apartment units front
onto public open space/terraces, appropriate screening and planting should be provided.
A report which addresses the provision, both qualitative and quantitative, of resident support
facilities and resident service and amenity areas within the overall scheme and on a block by
block basis, having regard to both Section 5 (sections 5.1-5.12) and SPPR 7 & SPPR 8 of the
Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities, March 2018.
Proposals for the management and operation of the proposed development as a ‘Build-toRent’ scheme in accordance with Specific Planning Policy Requirement No. 7 of the 2018
Guidelines on Design Standards for New Apartments, including detailed proposals for the
provision and management of support facilities, services and amenities for residents. A
Building Lifecycle Report in accordance with section 6.13 of the guidelines should also be
submitted. The plan shall also address the management and maintenance of public spaces and
access to the development.
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 Buildto-Rent accommodation, and which imposes a requirement that the development remains
owned and operated by an institutional entity and that similarly no individual units are sold or
rented separately. The proposed agreement shall be suitable to form the basis for an
agreement under section 47 of the Planning Act between the Planning Authority and the owner
of the site and it shall bind the owner and any successors in title for a minimum period of at
least 15 years.
A Housing Quality Assessment which provides the details regarding the proposed apartments
set out in the schedule of accommodation, as well as the calculations and tables required to
demonstrate the compliance of those details with the various requirements of the 2018
Guidelines on Design Standards for New Apartments including its specific planning policy
requirements. Full clarity on the extent of actual dual aspect units and number of north facing
single aspect units should be provided.

11. Childcare demand analysis and likely demand for childcare places resulting from the proposed
development, if any.
12. A detailed Quality Audit to include Road Safety Audit, Access Audit, Cycle Audit and Walking
Audit. A Mobility Management Plan.
13. Noise Impact Assessment.
14. Operational Waste Management Plan.
15. Microclimate Study.
For the detailed response to this opinion and to source the requested information within the
application documentation, please refer to the ‘Statement of Response to An Bord Pleanála’s PreApplication Consultation Opinion’ prepared by Downey Planning.

5.0

Proposed Development

The proposed development, as per the description contained within the statutory planning notices,
provides for:
“We, Randelswood Holdings Ltd., intend to apply to An Bord Pleanála for permission for a
strategic housing development at lands at Palmerstown Retail Park, Kennelsfort Road Lower,
Palmerstown, Dublin 20. The development will consist of the demolition of all existing
structures on site and the construction of a residential development of 250 no. ‘build to rent’
apartments (134 no. 1 beds, 116 no. 2 beds) in 5 no. blocks; with a café and ancillary residential
amenity facilities, to be provided as follows:
•

•

•

•

•

Block A containing a total of 27 no. apartments comprising of 13 no. 1 beds and 14
no. 2 beds, in a building ranging from 3-6 storeys over basement in height, with 1 no.
communal roof garden (at third floor level), and most apartments provided with
private balconies/terraces. Block A also provides a café, a reception/concierge with
manager’s office and bookable space at ground floor level; meeting rooms and
workspace/lounge at first floor level, a gym at second floor level; and a cinema and a
games room at basement level;
Block B containing a total of 46 no. apartments comprising of 18 no. 1 beds and 28
no. 2 beds, in a building 6 storeys over basement in height, and all apartments
provided with private balconies/terraces;
Block C containing a total of 47 no. apartments comprising of 30 no. 1 beds and 17
no. 2 beds, in a building 6 storeys over basement in height, and all apartments
provided with private balconies/terraces;
Block D containing a total of 67 no. apartments comprising of 33 no. 1 beds and 34
no. 2 beds, in a building 7 storeys over basement in height, and most apartments
provided with private balconies/terraces;
Block E containing a total of 63 no. apartments comprising of 40 no. 1 beds and 23 no.
2 beds, in a building 8 storeys over basement in height, and all apartments provided
with private balconies/terraces.

The development also includes the construction of a basement providing 120 no. car parking
spaces, 10 no. motorcycle spaces, 250 no. bicycle spaces, and a plant room and bin stores. The
proposal also incorporates 5 no. car parking spaces and 26 no. bicycle spaces at surface level;

upgrades and modifications to vehicular and pedestrian/cyclist access on Kennelsfort Road
Lower; utilisation of existing vehicular and pedestrian/cyclist access via Palmerstown Business
Park (onto Old Lucan Road); 1 no. ESB sub-station; landscaping including play equipment and
upgrades to public realm; public lighting; boundary treatments; and all associated engineering
and site works necessary to facilitate the development.”
It is considered that the proposed scheme will be beneficial for Palmerstown and the surrounding
environs and represents an ideal location for residential development which enjoys the provision of a
wide range of services and is adjacent to a high frequency bus corridor.
It is important to note that following the decision made on the previous SHD application (ABP Ref.
PL06S.302521) on the subject site, the design team has taken cognisance of the reasons for refusal
and have incorporated the recommendations into the new proposed development. Section 8.0 of this
report and the supporting documentation address the reasons for refusal of the previous SHD
application.
Additionally, planning permission was granted on the subject lands for a considerable mixed-use
development consisting of the demolition of all existing structures on-site and the construction of a
mixed-use development totalling c.30,000 sq.m with a height ranging from 2 to 7 storeys over
basement (overall height of 26.8m), for which granted uses included retail, offices, residential,
aparthotel, café/restaurant, library, and health centre. This permission has not yet been implemented,
however it was granted an extension of duration of permission and as such does not expire until 20 th
May 2020. This planning permission represents precedent for the height, scale and density of
development that was previously deemed acceptable on the application site.
The proposed development is set out in a 5-block configuration within landscaped grounds. The
buildings range in height from 3 to 8 storeys, thus gradually increasing to visually connect with the
height of the surrounding built environment. The layout of the proposed development has been
developed as a result of the collaborative work of the design team.

Fig. 5 – Proposed Site Layout

In relation to access to the proposed development, vehicular and pedestrian/cycle access is via
Kennelsfort Road Lower, and it is also proposed to utilise the existing vehicular and pedestrian/cycle
access via Palmerstown Business Park which connects to Old Lucan Road. The provision of an
underground car park ensures that the proposed scheme preserves most of the surfaces to semipublic green areas and footpaths, thus rendering the proposal pedestrian and cycle friendly. A total of
125 no. car parking spaces are provided as part of the proposed scheme (120 no. spaces for at
basement level and 5 no. spaces at surface level) including 26 no. electric vehicle (EV) charging points,
5 no. disabled spaces, all of which are capable of accommodating future EV charging points.
A total of 276 no. cycle parking spaces are proposed, with 250 no. spaces located at basement level
and 26 no. spaces at surface level, all of which are provided at secure locations. Furthermore, the
proposed basement car park also provides for 10 no. motorcycle spaces to serve the proposed
scheme, as well as secure bin storage.
All apartment units have been designed in accordance with the pertaining Development Plan
standards and ‘Sustainable Urban Housing: Design Standards for New Apartments’ Guidelines
complying with or exceeding the minimum standards by at least 10% as per the aforementioned
Guidelines. The proposed apartments have been designed to maximise opportunities for dual aspect
units, which make up 50% of the proposed units. It is worth mentioning there are no north-facing
single aspect apartment units proposed.
Most apartment units within the proposed development have been provided with adequately sized
balconies or patios/terraces which have been designed in accordance with quantitative and qualitative
standards and which have been provided with appropriate treatments to ensure privacy and security.
There is a total of 9 no. apartments out of the 250 no. units proposed as part of the scheme that do
not include a private amenity space (these units relate to Nos. 02, 12 and 22, located in Block A, and
Nos. 08, 18, 28, 38, 48 and 58, located in Block D), however it is considered that the overall quality of
the facilities provided throughout the proposed development are appropriate and of a high-quality
and therefore provide an enhanced standard of amenity for the future residents of the scheme. Please
refer to the enclosed Schedule of Accommodation prepared by Downey Architecture which sets out
the private and communal open space provided within each block.
In term of open spaces, the proposed landscape design aims to create a high-quality landscape for
residents to partake with; an attractive landscape for people to live in and move through whilst
enhancing the biodiversity value and ecological function of the green infrastructure network. The
design approach proposed as part of the overall scheme also aims to repair habitat fragments and
provide for the regeneration of flora and fauna where existing landscape lacks. This is done by
incorporating appropriate elements of green infrastructure, new tree planting, woodland style
planting, mixed ornamental planting and raised planters positioned in areas of hard landscape, thus
reducing the amount of hardscape.
The proposed landscape character areas include a green boundary fringe, communal spaces, open
space areas and children’s playgrounds, and a roof garden. These are described as follows:
•

A ‘Green Boundary Fringe’, which creates a natural boundary between the apartment
buildings and the surrounding environment thus acting as a transition zone. The proposed
trees and hedges along the south boundary have been selected for effective wind mitigation

•

•

•

and to provide a natural screen and buffer from the Chapelizod Bypass. As part of the
landscape proposal, woodland planting is proposed in a mix of indigenous native species that
will provide shelter, habitats, as well as screening from adjacent properties.
A set of ‘Communal Spaces’ across the proposed development, which provides for an
enjoyable attractive space to be appreciated from the above apartments, and a pleasant,
inviting area for the residents to engage with while passing through as well as relaxing in one
of the seating arrangements.
A set of areas of ‘Open Space and Children’s Playgrounds’, which aim to create a strong
pedestrian linkage throughout the proposed scheme. The open space areas have been
designed to provide both passive and active recreational amenities. There are two main areas
designated for children’s play with play equipment for all ages, which are located to the north
of the apartment buildings to shelter the play areas from any potential noise from the road,
as per the recommendations provided by the acoustic consultants and in accordance with best
practice guidance. There is a plaza located by the access onto Kennelsfort Road Lower
adjoining the proposed café for the enjoyment of residents and the local community.
A ‘Roof Garden’, to be enjoyed by the residents of the proposed scheme throughout the year.
The roof garden is located on the third floor of Block A and would provide a visually pleasing
place for residents to enjoy and relax in, with seating provided on hard landscape areas of the
garden. There is a 3m glass balustrade around the perimeter of the roof garden for wind
mitigation.

Overall, the proposed development will form a distinctive new residential neighbourhood which is of
a density and character that assimilates well to its location within walking distance of a public
transport node, i.e. bus corridor. The units are suitable for all family and age demographics and are
designed such that there is adequate space and generously sized private open space available within
the development.
All selected materials are of high-quality, low maintenance and durable, the variety of which adds
interest to the development. The materials chosen for the proposed development are those which
complement the surrounding area, thus creating a development rooted to its context. The elevational
treatment has been a key consideration throughout the design process. The distinct composition of
the proposed scheme alongside the chosen materials and external design would make a positive
contribution to the area and surrounding environs.

Fig. 6 – CGI from the proposed development (View from Kennelsfort Road Lower junction)

Please refer to the plans, sections, and elevations drawings prepared by Downey Architecture for
further details on the unit types and overall design. Please also refer to the Architectural/Urban Design
Statement prepared by Downey Architecture.
The design proposal has taken cognisance of the guidelines for ‘Sustainable Residential Development
in Urban Areas’ which encourages higher densities on lands within existing public transport nodes.
The recommended density for development within cities or large towns within 500 metres walking
distance of a bus stop is a minimum of 50 dwellings per hectare subject to appropriate design and
amenity standards. The proposed development fully complies with the objectives of the Guidelines
for Planning Authorities on ‘Sustainable Residential Development in Urban Areas’. The Guidelines note
that “spatial planning has a fundamental role in promoting more sustainable travel patterns and
helping to reverse recent trends which have seen a decreasing share of people travelling to work by
bus or bicycle or on foot. Good pedestrian and cycle facilities within residential areas (can facilitate
higher levels of physical activity among young people, particularly in relation to school trips, where
perceptions about traffic safety among parents and children are a key factor. Higher residential
densities within walking distance of public transport facilities can help to sustain the economic viability
of such transport.”
The lands subject to this application enjoy great accessibility to all forms of transport with excellent
transport links. The site is adjacent to the R148, which connects the lands to the city centre and to the
major transport corridors of the M50. The subject lands are also adjacent to a QBC with two main bus
stops located within 200m of the site on the Chapelizod Bypass N4 Road. This confirms the accessibility
of the subject lands.
The proposed residential scheme, which will provide for a total of 250 no. ‘Build to Rent’ apartment
units, complies with the aforementioned requirements of the guidelines. Public open space is being
provided as part of the proposed development including seating areas and play equipment, a
communal roof garden for residents to enjoy a barbeque or sit out and relax in the sun, while private
open space has also been provided in the form of balconies/terraces. There will be no adverse impacts
on the amenities of existing or future residents as a result of the proposed development whilst the
internal standards of the apartment units comply with the applicable standards.
Furthermore, it is proposed to modify and upgrade the access onto Kennelsfort Road Lower, alongside
public realm enhancements which will improve the sense of safety and security to the existing
conditions of the public realm as well as provide a safer traffic environment.
Please refer to the enclosed landscape drawings and Landscape Report prepared by Jane McCorkell
Landscape Architects and to the Architectural/Urban Design Statement prepared by Downey
Architecture for further design details in this regard.

6.0

Local Planning Policy Context

6.1

South Dublin County Council Development Plan 2016-2022

6.1.1

Core Strategy & Settlement Strategy

The Core Strategy projects a likely need for 32,132 additional housing units in South Dublin County
over the 7-year period from 2015-2022. The table below provides the total housing capacity under the

2016-2022 County Development Plan for the Consolidation Areas within the Gateway which includes
Palmerstown. The application site has been identified as a ‘Housing Capacity Site’ within the County
Development Plan.

Table 1 – South Dublin County Housing Capacity for Consolidation Area

In terms of phasing, planning prioritisation and infrastructure delivery, the Development Plan states
that it is advised that, “the continued consolidation of the established urban and suburban built form
is a priority during the period 2016-2022. There is significant capacity for new housing on serviced
lands to the east of the M50, south of the River Dodder and in the Metropolitan Consolidation Towns.”
Palmerstown has been identified as a Consolidation Area within the Dublin Gateway. A key element
of the overall Settlement Strategy is to promote the consolidation and sustainable intensification of
the existing urban/suburban built form to the east of the M50 thereby maximising efficiencies from
established physical and social infrastructure. It is noted that areas such as Palmerstown are suburban
areas with established identities and communities with distinct heritage and character. It is recognised
that there are opportunities in these areas to strengthen and consolidate through infill and brownfield
development.
The Development Plan recognises that, “these areas have a range of urban services such as transport,
retail, medical and community facilities. Recent Census data identifies an aging population and
stagnant or falling populations, which presents a serious risk for the viability of services and facilities
into the future.”
The Development Plan also makes particular reference to the re-use of brownfield sites for housing
developments and lands which are served by high quality public transport. The Plan recognises that,
“in a predominantly urban county such as South Dublin, new housing will be delivered in established
areas through sustainable intensification, infill development and the re-use of brownfield lands while
respecting the amenity value of existing public open spaces. Expansion will focus on the creation of
sustainable new communities at locations that can be served by high quality public transport. This
approach will make the best use of the County’s land and infrastructure resources by ensuring that in

the first instance, new development is linked to existing transport services, physical and social
infrastructure and amenities.”
In this regard, the proposed development will provide for a high-quality residential development on
what is an underutilised brownfield site in a highly accessible location which is well served by public
transport (QBC) and within the M50 ring. The proposed development has a residential density of c.197
units per hectare, on zoned, serviced lands which are located within Palmerstown village and located
within 100m of the Lucan – City Centre QBC which is also a proposed BusConnects route. It is therefore
considered that the proposed development is consistent with the vision, strategy and objectives
outlined in the Core Strategy and Settlement Strategy for South Dublin County and Palmerstown.
6.1.2

Land Use Zoning & Surrounding Uses

Under the current South Dublin County Council Development Plan 2016-2022, the subject site is zoned
‘Objective ‘VC’, which seeks: “To protect, improve and provide for the future development of Village
Centres.”
The Development Plan states that:
“the Village Centre zoning will support the protection and conservation of the special
character of the traditional villages and provide for enhanced retail and retail services,
tourism, residential, commercial, cultural and other uses that are appropriate to the
village context.”

Fig. 7 – ‘VC’ Land Use Zoning Designation (subject site outlined in dashed black)

The following relevant use classes are related to this zoning objective:
USE CLASSES RELATED TO ZONING OBJECTIVE
PERMITTED IN
PRINCIPLE

Bed & Breakfast, Betting Office, Car park, Crematorium, Childcare Facilities, Community
Centre, Conference Centre, Cultural Use, Doctor/Dentist, Education, Enterprise Centre,
Funeral Home, Garden Centre, Guest House, Health Centre, Home Based Economic Activities,
Housing for Older People, Live-Work Units, Nursing Home, Offices less than 100 sq.m., OffLicence, Open Space, Petrol Station, Primary Health Care Centre, Public House, Place of
Worship, Public Services, Recycling Facility, Residential, Residential Institution,
Restaurant/Café, Retirement Home, Shop-Local, Shop-Neighbourhood, Social Club,
Veterinary Surgery.

OPEN FOR
CONSIDERATION

Advertisements and Advertising Structures, Allotments, Embassy, Fuel Depot, Hotel/Hostel,
Industry-Generalk, Industry-Light, Motor Sales Outlet, Nightclub, Offices 100 sq.m. - 1,000
sq.m., Recreational Facility, Refuse Transfer Station, Science and Technology Based Enterprise,
Service Garage, Sports Club/Facility, Stadium, Traveller Accommodation, Wholesale Outlet.

NOT PERMITTED

Abattoir, Aerodrome/Airfield, Agriculture, Boarding Kennels, Camp Site, Caravan ParkResidential, Cemetery, Concrete/Asphalt Plant in or adjacent to a Quarry, Heavy Vehicle Park,
Hospital, Industry-Extractive, Industry-Special, Office-Based Industry, Offices over 1,000
sq.m., Outdoor Entertainment Park, Refuse Landfill/Tip, Retail Warehouse, Rural IndustryFood, Scrap Yard, Shop- Major Sales Outlet, Transport Depot, Warehousing, Wind Farm.

k = On sites and in existing premises currently used for industrial activity or sales

Table 2 – Use Classes of Land-Use Zoning (2016-2022 Development Plan)

The proposed residential use and café use are permitted in principle. Downey Planning have carried
out a community and social infrastructure audit of Palmerstown village and its environs including a
review of Census population statistics. This audit assessed the proposed development in terms of the
existing infrastructure within the village. Noting the results of the audit and particularly the quantum
of existing vacant retail units within the immediate area, it is considered unnecessary to provide
further retail/shop units for the area as part of this proposed development. It is the injection of a new
population into this area as a result of the delivery of apartments that will provide footfall and a
reliable consumer base to the village. This will enable vacant shops within the heart of the village to
re-open or support new uses in these units as there now will be a considerable new population within
walking distance to support these businesses, something which the village currently lacks.
This is in accordance with the Development Plan which recognises that, “these areas have a range of
urban services such as transport, retail, medical and community facilities. Recent Census data identifies
an aging population and stagnant or falling populations, which presents a serious risk for the viability
of services and facilities into the future.”
(County Development Plan: pg.20)
In light of the above, it is submitted that the proposed development will create a new, sustainable
community which will integrate with Palmerstown village centre and surrounding land uses, and will
revitalise the area through the introduction of 250 no. high-quality designed residential units with a
café and associated complementary facilities and amenity spaces for the enjoyment of the residents
of the proposed development and the Palmerstown community. Palmerstown village has a stagnant,
declining population and as such this proposed strategic housing development seeks to provide an
injection of population into the area to ensure the viability and vitality of services and facilities within
Palmerstown into the future. It is considered that the proposed development is consistent with the

objectives of the village centre zoning designation and the objectives of the South Dublin County
Council Development Plan 2016-2022. For further information in this regard, please refer to the
Community & Social Infrastructure Audit Report; the Statement of Consistency with Planning Policy;
and the Material Contravention Statement, all of which have been prepared by Downey Planning.
6.1.3

Proposed Density & Building Heights

In addition to national planning policy and guidelines, the Development Plan has the following
objectives regarding density and building height:
HOUSING (H) Policy 8 Residential Densities: “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.”
H8 Objective 1: “To ensure that the density of residential development makes efficient
use of zoned lands and maximises the value of existing and planned infrastructure and
services, including public transport, physical and social infrastructure, in accordance
with the Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas, DEHLG (2009).”
The proposed development promotes higher density development that is immediately adjacent to a
QBC. The proposed density of the subject site is c.197 units per hectare. The proposed density is in
excess of the recommended minimum of 50 units per hectare as advised under Section 28 Ministerial
Guidelines. The subject site is located on a high-quality transport route and is located in an existing
centre within an urban context (within the M50 ring) and therefore has the capacity to achieve higher
densities. The proposed density is therefore considered appropriate due to the site’s location
adjoining a high-quality transport corridor and the context of the site within the M50 ring.
HOUSING (H) Policy 9 Residential Building Heights: “It is the policy of the Council to
support varied building heights across residential and mixed-use areas in South Dublin
County.”
H9 Objective 1: “To encourage varied building heights in new residential developments
to support compact urban form, sense of place, urban legibility and visual diversity.”
H9 Objective 2: “To ensure that higher buildings in established areas respect the
surrounding context.”
H9 Objective 3: “To ensure that new residential developments immediately adjoining
existing one and two storey housing incorporate a gradual change in building heights
with no significant marked increase in building height in close proximity to existing
housing (see also Section 11.2.7 Building Height).”
The proposed development is also consistent with the aforementioned policies and objectives
pertaining to building height. The proposed development ranges in height from 3 storeys to 8 storeys
over basement and provides a gradual change in building height fronting onto Kennelsfort Road Lower
in order to respect the surrounding established context. It is also considered that the subject site
represents a strategic, landmark location which has the capacity to provide a high-quality

architecturally designed gateway development on one’s approach into Dublin City. The proposed
development is also located on a QBC which further warrants higher density development to ensure
sustainable use of this high-quality public transportation. It is therefore considered that the proposed
development is consistent with the policies and objectives of the Development Plan in this regard.
6.1.4

Plot Ratio and Site Coverage

In terms of plot ratio, the proposed development has a proposed plot ratio of 1.7, whilst the proposed
site coverage equates to 28%. For further information in this regard, please refer to the Housing
Quality Assessment (detailed schedule of accommodation) prepared by Downey Architecture. South
Dublin County Council Development Plan 2016-2022 does not specify plot ratio or site coverage
development standards. However, such development standards are typically indicative in nature, with
proposed developments being assessed on their own merits whilst ensuring such proposals are in
accordance with national planning policy and guidelines, the various Development Plan policies,
objectives and design standards, and subject to high-quality design and overall performance criteria.
It is considered that the proposed development is consistent with all of the above criteria and as such
represents a high-quality development that has an appropriate plot ratio and site coverage. The
proposed development is of a high density whilst still achieving high-quality open space provision
throughout the scheme and a strong sense of place through the creation of a high-quality accessible
public realm and an enlivened streetscape at Kennelsfort Road Lower. Detailed demonstration of
consistency with these assessment considerations is contained within the Architectural/Urban Design
Statement and the Statement of Consistency with Planning Policy which accompany this SHD
application.
6.1.5

Landscaping & Open Space

Public Open Space, Landscaping & Play Facilities
The design and layout of the development is such that it provides a high-quality living environment
for residents and indeed for visitors to the scheme. The proposed landscaping for the development
has been designed to ensure high-quality active and passive recreational amenity spaces for the
enjoyment of all residents including southerly facing public open space, play equipment for children
and a high-quality designed roof terrace/garden, all of which contribute to the overall visual character,
identity and amenity of the area. The proposed amenity spaces benefit from passive surveillance from
the proposed residential units. The proposed boundary treatments for the scheme also provide a
sense of security and privacy whilst also providing visual interest and distinction between spaces. A
detailed landscape plan has been prepared by Jane McCorkell Landscape Architects. The proposed
development will also be fitted with CCTV systems for the security and safety of residents whilst also
ensuring residential amenity is protected. The proposed development also provides additional
complementary land-uses such as a gym, community rooms, and residents’ amenity areas to ensure
that high-quality facilities are provided on-site for this new residential community.
For further information on the landscaping and boundary treatment proposals, please refer to the
detailed landscaping proposals prepared by Jane McCorkell Landscape Architects. Please also refer to
the architectural drawings and associated Architectural/Urban Design Statement prepared by Downey
Architecture.

Private Open Space
Private amenity space such as balconies and terraces have been designed in accordance with
quantitative and qualitative standards and have appropriate privacy and security, all of which is in
accordance with national policy and particularly the Urban Design Manual and new Apartment
Guidelines. For further information on the proposed design, unit mix and a detailed breakdown on the
unit sizes and types provided, please refer to the detailed schedule of accommodation ‘Housing
Quality Assessment’, the Architectural/Urban Design Statement and associated drawings prepared by
Downey Architecture.
6.1.6

Parking Provision

Car Parking
Under the South Dublin County Council (SDCC) Development Plan 2016-2022, the Council considers
the application of residential car parking guidelines (SDCC Development Plan Table 11.24) as
“maximum” parking provision. The SDCC parking standards (for apartment units) are illustrated in
Table 3 below. SDCC Development Plan includes two zones; Zone 1 and Zone 2. It is considered that
the subject site falls within Zone 2, as it is a proposed development within 200m of a high-quality
public transport service.
The total proposed parking provision is 125 no. parking spaces, with 120 no. spaces at basement level
and 5 no. spaces at surface level. There are 5 no. disabled spaces provided which complies with
Development Plan standards. Additionally, 21% of the car parking spaces are dedicated for electric
vehicle charging points in accordance with Development Plan standards, with all parking spaces
capable of accommodating future electric charging points. It is also proposed to provide 2 no. car
club/share spaces. GoCar note that each car share space replaces approximately 20 private cars, which
will reduce the need for car ownership on this site. 10 no. spaces are provided for motorcycles.
The Apartment Guidelines also detail parking requirements. It is considered that the proposed
development should be considered to fall into the intermediate urban location category. Therefore,
“planning authorities must consider a reduced overall car parking standard and apply an appropriate
maximum car parking standard”. South Dublin County Council’s Development Plan has a zoning
system that determines appropriate car parking requirement based on public transport accessibility.
The site is located within Zone 2 which applies a reduced parking requirement to sites within 400m of
high-quality public transport service, and therefore SDCC comply with the Apartment Guidelines as
they already impose a reduced rate. It is therefore considered that the proposed parking provision is
appropriate. For further information in this regard, please refer to the Traffic and Transport
Assessment report prepared by AECOM Consulting Engineers.
Bicycle Parking
As per the SDCC Development Plan, the standards specify the required number of cycle spaces for new
developments in terms of long-term parking and short stay parking. The proposed cycle parking
provision is 276 no. spaces (250 no. spaces at basement level and 26 no. spaces at surface level), which
considerably exceeds the South Dublin County Council minimum requirement. Surface parking is
envisaged to accommodate some short-term cycle parking demand and providing a secure location

for cyclists to lock their bikes for the duration of their short visit. Secure, covered cycle parking is also
provided in the basement to cater for other short and long-term demand.
The Apartment Guidelines state that, “new development proposals in… public transport accessible
locations and which otherwise feature appropriate reductions in car parking are at the same time
comprehensively equipped with high quality cycle parking […]”. Rates of cycle parking provision are
proposed and it is stated that there is discretion for the Planning Authority to deviate from this
requirement with appropriate justification. Application of the cycle parking rates in the Apartment
Guidelines indicates a required parking provision in the realm of 464 no. cycle spaces. However, with
regard to cycle parking, it is considered that the provision of high quality, secure and attractive cycle
parking is of more importance than provision of large quantities of cycle parking, which if not regularly
utilised will deter use and will lead to poor amenity facility. It has been demonstrated that cyclists will
choose to use quality cycle parking; therefore, a quality offering has been prioritised in the scheme
design. For further information in this regard, please refer to the Traffic and Transport Assessment
report prepared by AECOM Consulting Engineers.
6.1.7

Vehicle and Pedestrian Access

Vehicular Access
The existing vehicular access into the site from Kennelsfort Road Lower is to be modified and upgraded
as part of the proposed development. The secondary access utilises the existing vehicular access onto
the Old Lucan Road (via Palmerstown Business Park). The Kennelsfort Road Lower access junction will
permit left in/left out vehicles’ movements only. Pedestrian access is accommodated by way of
footpaths throughout the scheme. Cyclist access is also accommodated. The access arrangements for
the site provide direct route into the basement in order to avail of car parking, bicycle parking, etc.
The access will also provide entry for waste collection vehicles, deliveries, etc. In accordance with the
requirements of the Fire Regulations, provision has also been made for emergency and fire tender
access through the site.
Pedestrian Accessibility & Permeability
The site will be highly accessible to pedestrians and cyclists with the provision of two access locations,
one from Kennelsfort Road Lower and the other from Old Lucan Road. Pedestrians will be given
priority within the internal site layout to ensure desire lines within the site are accommodated
providing a good level of service and ensures the risk of vehicle/pedestrian conflict with vehicles is
minimised. There is also an inclusion of a future access along the northern boundary of the site at the
rear of the existing residential dwellings which could improve permeability in the future. It is
considered that the adopted development strategy for the application site maximises connectivity
between key local destinations and public transport routes through the provision of a high degree of
permeability and legibility for all network users, particularly for pedestrians and cyclists. Accordingly,
the proposed scheme capitalises on the nearby linkages to public transport and cycling routes,
providing varied mode and route choices along direct and attractive linkages to a range of amenities
and local service destinations. This is in accordance with the ‘Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas’, the associated ‘Urban Design Manual’, and the
‘Design Manual for Urban Roads and Streets’ (DMURS). For further information on pedestrian

permeability, please refer to the Traffic and Transport Assessment Report prepared by AECOM
Consulting Engineers.

7.0

Planning Precedent

In terms of planning precedent, it is important to highlight that planning precedent for increased
heights has been established at the application site.
Under planning permissions Reg. Ref. SD09A/0021 and SD09A/0021/EP, planning permission was
granted by South Dublin County Council and An Bord Pleanála for a considerable mixed-use
development on the subject lands. The proposed development required the demolition of all existing
structures on-site in order to construct a mixed-use development totalling c.30,000 sq.m of
development ranging in height up to seven storeys and 26.8m at its highest. Such granted uses
included retail, offices, residential, aparthotel, café/restaurant, library, and health centre. Whilst this
permission has not yet been implemented, it is important to note that this permission was granted an
extension of duration of permission and as such does not expire until 20th May 2020 and overall sets
a precedent for increased heights and density on the subject site. It is important to note that the
current proposed Strategic Housing Development, subject to this application, is lower in height than
this permitted development.
Furthermore, in the previous Strategic Housing Development application made on the subject site
which was refused planning permission by An Bord Pleanála on 17th December 2018 under ABP Ref.
PL06S.302521, and is detailed in Section 8.0 of this report, the Board deemed the proposed height as
being acceptable. Indeed, the Inspector’s Report states that, “Notwithstanding the specific local
objective in respect of the site which limits the height as set out in the CDP, I accept the argument by
the applicant that the local planning policies conflict with national policies which advocate higher
densities and increased height within existing settlement boundaries subject to performance based
criteria. The specific local objective is considered unduly restrictive in the context of national guidance
and would run counter to the objectives that national policies seek to achieve, namely compact, smart,
sustainable growth”. The new proposed development comprises 5 no. apartment blocks with varying
heights, with a maximum height of 23.15m. The Inspector’s Report goes on to state that, “the existing
village is very low density and low rise and given its proximity to city centre and location along a QBC
is an ideal location for higher density development”. Therefore, the subject site is considered a suitable
location for higher density and increased heights.

8.0

Previous SHD Application (ABP Ref. PL06S.302521)

There was a previous Strategic Housing Development application lodged on the subject site, which
was refused planning permission by An Bord Pleanála on 17th December 2018 under ABP Ref. 30252118. It was refused for the following reasons:
“1. It is considered that the proposed design strategy as its relates to scale, mass and
orientation of structures on the site does not provide an appropriate design solution
having regard to the site’s locational context along the R-148 regional road and to the
established character and pattern of residential development along the northern
boundary which is located within an existing traditional village setting. It is considered
that the arrangement and overall design of the scheme is monolithic and repetitive

with unsympathetic proportions relative to the character of the properties located to
the north, and would represent over-development of this site. Furthermore, the
proposed development would have an overbearing and overshadowing impact on the
existing residential amenities of the properties to the northern boundary, particularly
numbers 4 and 5 Roseview. The proposed development would be contrary the National
Planning Framework and Ministerial Guidelines, which promote innovative and
qualitative design solutions, and would seriously injure the amenities of property in the
vicinity. The proposed development would, therefore, be contrary to the proper
planning and sustainable development of the area.
2. The proposed development would be self-contained with a single access and egress
point onto Kennelsfort Road Lower. It is considered that the layout of the proposed
development provides limited opportunities to facilitate potential future access to the
rear gardens of the houses to the north, or for future connectivity (pedestrian, cyclist
and vehicular) to the lands to the west of the application site. The proposed
development is therefore premature pending the preparation of a master plan for the
subject site and adjoining industrial sites that addresses connectivity and permeability
for all road users, and to permit the development of this site, as proposed, would
prejudice the future redevelopment of adjoining lands in a comprehensive fashion.
3. It is considered that the traffic generated by the proposed development of 303
residential units and the provision of a single vehicular access/egress point at the
junction of Kennelsfort Road Lower and the R-148 regional road, would endanger
public safety by reason of traffic hazard from increased traffic movements and would
lead to conflict between road users, that is, pedestrians, cyclists and vehicular traffic.
Furthermore, the proposal for a pedestrian and cycle route through an existing
industrial/commercial area, which appears to be in private ownership, is inappropriate
and would militate against the creation of an attractive pedestrian environment. The
proposed development would, therefore, be contrary to the proper planning and
sustainable development of the area.
4. The location of the public and semi-private open space along the frontage of the R148 regional road, which is heavily trafficked, would compromise the use and
enjoyment of this area by future residents. It is also considered that, by reason of the
design, bulk and massing of Block A, a number of the single aspect one-bed units within
this block would have a poor aspect, with limited penetration of daylight and sunlight.
The proposed development would, therefore, seriously injure the residential amenities
of future occupants and would be contrary to the proper planning and sustainable
development of the area.
5. The Board is not satisfied that adequate information has been provided to
demonstrate that there is adequate capacity in the existing surface water network to
cater for the proposed development. In the absence of the required information, the
Board is not satisfied that the storm water outflow arising from the development can
be limited such that it would be in accordance with the requirements of Greater Dublin
Regional Code of Practice for Drainage Work (Volume 2 New Development version 6.0)

or that the site, when developed, can be adequately and sustainably drained so as not
to result in any significant environmental effects on the quality of the receiving water,
the River Liffey, as a result of the potential increased discharges or such as to give rise
to a risk of flooding. The proposed development would, therefore, be contrary to the
proper planning and sustainable development.”
The design team has taken cognisance of the aforementioned reasons for refusal and as such has
revisited the design strategy of the proposed development resulting in a completely new scheme. The
newly proposed scheme has evolved over a number of months and through consultation with South
Dublin County Council and An Bord Pleanála. As a result, five distinct buildings have now been
designed which complement each other through the use of contemporary architectural features and
high-quality, durable materials and finishes. A stepped height approach allows for Block E to punctuate
the skyline to create visual presence on the western approach into Dublin City, whilst stepping down
in height as the buildings approach Kennelsfort Road Lower; the buildings are set back at different
distances from their pertaining boundaries, thus creating a dynamic block composition. Block A is of
an architectural articulation which announces one’s approach to Palmerstown from the city through
the use of a strong, contemporary design; yet this building respects its setting by providing a sensitive
transition in height and appropriate setback. It is submitted that the scale, mass and orientation of
the newly proposed buildings now provide an appropriate design solution for the site having regard
to the site’s locational context along the R148 regional road and to the established character and
pattern of residential development along the northern boundary which is located within the existing
traditional village setting of Palmerstown.

Fig. 8 – CGIs of Previous Application (left) vs. Proposed Development (right)

In addition, the newly designed scheme is respectful of adjoining properties such that there will be no
adverse overbearing or overshadowing, thus, the residential amenity of existing properties is
maintained. The new scheme also addresses the issues surrounding the landscaping of the previous
SHD application in that the design and orientation of the apartment blocks now provides the
opportunity to create larger pockets of high-quality, useable and enjoyable open space areas for
residents which are sheltered from the road yet receive sufficient natural light throughout the day. A
southerly pocket of open space has also been provided following the feedback received during the
tripartite meeting with South Dublin County Council and An Bord Pleanála. This open space area will
receive a significant quantum of natural daylight and sunlight given its southerly aspect and is
screened from the road with the southern boundary treatment of hedging, planting and trees such
that it will be an enjoyable amenity space for the enjoyment of residents.

Additionally, the proposed layout provides for future connectivity opportunities, particularly to the
northern side of the subject site at the rear of the existing residential dwellings and the adjoining
lands. This is further detailed in the concept masterplan drawing prepared by Downey Architecture.
The accessibility and permeability of the site has also been improved. The existing vehicular access
into the site from Kennelsfort Road Lower is to be modified and upgraded as part of the proposed
development. The secondary access utilises the existing vehicular access onto the Old Lucan Road (via
Palmerstown Business Park). Please refer to AECOM Engineers drawings and documentation for
further information in this regard. AECOM Engineers have also addressed the issue regarding
adequate capacity in the existing surface water network by providing detailed information in this
regard, all of which is enclosed as part of AECOM’s engineering pack.
While the aforementioned SHD application (ABP Ref. PL06S.302521) was refused, the Board deemed
acceptable and appropriate the height of the said development (i.e. 24.8m). The considerations within
the Inspector’s Report in relation to higher densities and increased heights are considered acceptable
in principle for the subject site. As stated, the Inspector’s Report in relation to the increased density
as part of the proposed scheme, was satisfied that, “the proposal would contribute to targeted growth
within the Dublin metropolitan area in line with national policies and would also help increase the
population in an area where it is stagnating or declining. The redevelopment of this site will contribute
to higher densities along a QBC within the metropolitan area”. The proposed development subject to
this SHD application has a density of c.197 units per hectare, thus it is considered acceptable in this
instance.
In terms of the Build to Rent (BTR) model, it has been explored in great detail by the design team and
applicant over the last year, including a review of industry best practice models and also visits to some
of the best BTR schemes in the UK. A market justification report for the BTR nature of the scheme is
enclosed as part of the planning application, together with a management plan for the development.
In light of the above, it is submitted that the proposed development now provides an appropriate
design solution for the subject site.

9.0

Appropriate Assessment Screening

A Screening for Appropriate Assessment, including a bat and badger survey, have been carried out by
Faith Wilson Ecological Consultant. Given the nature of the project and implementation of best
practice construction measures particularly in relation to protection of water quality, it is concluded
that there will be no negative impacts on the qualifying interests or species of any Natura 2000 site
within a 15km radius of the proposed development at Palmerstown. The proposed development at
Palmerstown, either individually or cumulatively in combination with the other identified plans and
projects, will not adversely affect the integrity of any Natura 2000 site. Thus, there will be no impact
on SACs and SPAs / Natura 2000 sites, as confirmed by Faith Wilson, ecologist. For further information
in this regard, please refer to the Screening for Appropriate Assessment report which is submitted
with this SHD application.

10.0

EIA Screening

An EIA Screening Report has been prepared which has assessed the potential impact of the proposed
development on the environment. The proposed development is sub-threshold for a mandatory EIA,

i.e. 250 residential units on a site of 1.2708 ha, but has been fully screened for potential significant
effects on the environment in accordance with EIA Directives. Following this screening assessment, it
is considered that there will be no likely significant effects on the environment arising from the
proposed development. The application site is an existing brownfield site with significant hard
standing. It is proposed to provide new connections to existing public mains in the area, with also the
introduction of SuDS design proposals. Any potential impacts will be of a temporary nature during the
demolition and construction phases of the development and mitigation measures will be fully
implemented on site in accordance with best practice and an approved Construction Management
Plan and Construction Demolition Waste Management Plan for the scheme. In light of the above, it is
considered that an EIA is not required for the proposed development. For further information in this
regard, please refer to the EIA Screening Report which is submitted with this SHD application.

11.0

Conclusion

This Planning Report has been prepared to accompany a planning application to An Bord Pleanála for
a strategic housing development on lands at Palmerstown Retail, Park, Kennelsfort Road Lower,
Palmerstown, Dublin 20.
The proposed development consists of 250 no. ‘Build to Rent’ apartment units consisting of 134 no. 1
beds and 116 no. 2 beds in 5 no. apartment blocks with a café and ancillary residential facilities. The
proposed development provides for 125 no. car parking spaces (120 no. spaces at basement level and
5 no. spaces at surface level), as well as bicycle and motorcycle spaces. This is in accordance with
National Guidelines and indeed with the pertaining Development Plan requirements.
It is considered that the proposed development is an opportunity to deliver housing at this strategic
location, adjacent to high-quality public transport and a wide range of existing social, community and
physical infrastructure, which will help meet the ever-increasing demand for residential
accommodation in the Greater Dublin Area. The proposed development is deliverable in the short
term.
The proposed development will result in a residential density of c.197 units per hectare. A significant
quantum of high-quality public open space and communal open space is provided within the proposed
development in the form of green spaces, soft and hard landscaped areas, children’s play areas, and
a high-quality roof garden.
The proposed development represents a high-quality scheme of an appropriate scale and of a
sustainable residential density reflective of its strategic location along a prominent arterial route into
Dublin city, whilst also respecting the Palmerstown village and its context and character. The
Statement of Consistency which accompanies the application demonstrates that the proposed
development complies with the relevant national, regional and local planning policy, with the
exception of two objectives within the South Dublin County Council Development Plan 2016-2022
which restrict building heights on the application site, i.e. H7 Objective 4 and UC6 SLO 1. The proposed
development ranges in height from 3 storeys to 8 storeys which means that the proposed height is in
excess of the Development Plan height restrictions, and as such the proposed development
contravenes materially the Development Plan relating to the area. This is fully addressed in the
accompanying Material Contravention Statement which has been prepared by Downey Planning.

While the previous SHD application on the site (ABP Ref. PL06S.302521) was refused, the Board
deemed acceptable and appropriate the height for the said development (i.e. 24.8m). The
considerations within the Inspector’s Report in relation to higher densities and increased heights are
considered acceptable in principle for the subject site, where “the existing village is very low density
and low rise and given its proximity to city centre and location along a QBC is an ideal location for
higher density development”. The proposed development will provide for an effective, efficient,
sustainable use of what is a brownfield site in a highly accessible location which is well served by public
transport (QBC). The nature, form and extent of the proposed development has been informed and
guided by pre-application consultation with the planning authority’s internal departments and the
pre-application consultation with An Bord Pleanála.
It is submitted that the proposed development is in accordance with the proper planning and
sustainable development of the area in which it is located as expressed in national, regional and local
planning policy and Guidelines issued under Section 28 of the Planning and Development, 2000 (as
amended), and as such, it is considered that the proposed development at Palmerstown represents a
reasonable basis for an application to An Bord Pleanála for Strategic Housing Development.

Appendix – SDCC Pre-Planning Consultation SHD1SPP019/19
South Dublin County Council
Planning Department
Pre-Application Consultation
Pre-Planning Ref. No. SHD1SPP019/19
Proposal: Proposed scheme of c.235 no. apartment units with ancillary facilities including
gym, community/recreational rooms and creche facility.
SDCC Attendees
Hazel Craigie SDCC
Fiona Redmond SDCC
Brendan Redmond SDCC
Therese Pender SDCC
John Joe Hegarty SDCC
Brian Harkin SDCC
Clare Doyle SDCC
John Downey and Team - Planning Consultant
Please note that advice or opinions offered at consultations is given in good faith and
cannot prejudice the determination of a subsequent planning application in accordance
with Section 247 of the Planning & Development Act, 2000 and in accordance with the
provisions of the recently adopted Strategic Housing Legislation.
Meeting Note
Background to application, site analysis and Masterplan presented. Issues raised included;
• Access
• Retail uses as part of the vision for the masterplan
• Proximity to public transport
• Creation of strong urban form fronting on to N7
• Mix of unit types
• Build to Rent tenure
• Design rationale – character areas
• Rationale for private open space sizes with larger communal open space provision
• Heights
• Rationale for layout with regard to future access from sites outside applicant’s
ownership
• Acoustic Consultants involved in the design
SDCC note concerns regarding;
• High quality design vital to success of proposal and overcoming reasons for refusal
• Noise and proximity from the N4
• Proposed heights with regard to existing dwellings, separation distances and directly
opposing windows; noting scope for architectural features without significant height increases
• Proximity of main entrance to existing junction
• Detailed design of apartment layout
SDCC recommends the following in any future application;
• Clearly show indicative routes for overall concept masterplan

• Landscape and open space proposals to accommodate overall vision for future masterplan
• Ecological Impact study and bat surveys should be provided
• Consult with Water Services Section of SDCC with regard to flood risk assessment and
provision of SuDS
• Provision of justification and rationale for parking provision
• Provide full details of rights of way and provide clear information for assessment with
regard to access for large vehicles and how two way traffic can be facilitated. Provide
indicative aspirational future through roads in overall masterplan
• Provide rationale with regard to dwelling mix

