DELPHI DESIGN
ARCHITECTURE + PLANNING

Planning Statement
In respect of:

Strategic Housing Development
at the grounds of the former De La Salle National School
Ballyfermot Road, Ballyfermot, Dublin 10.

Prepared by:
Delphi Design
Architecture + Planning
On behalf of the Applicant:
Dwyer Nolan Developments Ltd.
APRIL 2022

DELPHI DESIGN
ARCHITECTURE + PLANNING

Delphi Design,
Architecture + Planning,
13 The Seapoint Building,
44/45 Clontarf Road,
Clontarf,
Dublin 3,
D03 A0H3.
T: (01) 47 93 140

DE LA SALLE SHD

PLANNING STATEMENT

2|P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

1.0.

Table of Contents
Introduction.................................................................................................................................. 6

2.0.

Synopsis of Proposed Development............................................................................................... 9

3.0.

Pre-Application Consultations...................................................................................................... 14

4.0.

Planning History ......................................................................................................................... 20

5.0.

Rationale for Proposed Development ........................................................................................... 21

6.0

Location, Description & Background............................................................................................. 24

7.0

Development Strategy / Land Use Zoning..................................................................................... 33

8.0.

Protected Structure .................................................................................................................... 54

9.0.

Proposed Blocks / Layout............................................................................................................ 59

10.0. Residential Details...................................................................................................................... 76
11.0. Non-Residential Details .............................................................................................................. 85
12.0. Proposed Quantum of Development ............................................................................................ 89
13.0. Building Heights ......................................................................................................................... 91
14.0. Open Spaces ............................................................................................................................. 94
15.0. Other Notable Elements............................................................................................................ 102
16.0. Parking & Roads ...................................................................................................................... 104
17.0. Urban Design........................................................................................................................... 113
18.0. Part V Proposals ...................................................................................................................... 116
19.0. Infrastructure / Services ............................................................................................................ 118
20.0. Phasing ................................................................................................................................... 122
21.0. Environmental Considerations ................................................................................................... 125
22.0. Conclusions ............................................................................................................................. 127
Appendix A ......................................................................................................................................... 131
Appendix B ......................................................................................................................................... 147
Appendix C ......................................................................................................................................... 156
Appendix D ......................................................................................................................................... 162
Appendix E ......................................................................................................................................... 168

DE LA SALLE SHD

PLANNING STATEMENT

3|P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

List of Figures
Figure 1 - Proposed site layout. ............................................................................................................. 13
Figure 2 - Extract from CDP Map D with subject site identified and outlined in red. ..................................... 22
Figure 3 - Application site. ..................................................................................................................... 25
Figure 4 - Application site in context. ...................................................................................................... 26
Figure 5 - View of site looking from the south-west. ................................................................................. 27
Figure 6 - Zoning Map D of the existing CDP........................................................................................... 35
Figure 7 - Extract from Map D of the existing CDP with the application site outlined in red........................... 36
Figure 8 - Extract from submitted Landscape Design Statement. .............................................................. 43
Figure 9 – Extract from CDP “Fig.14 Strategic Green Network”. ................................................................ 53
Figure 10 - The Protected Structure on site (outlined in red). .................................................................... 54
Figure 11 – CGI view of the Protected Structure from Ballyfermot Road, with Block B to the right. ............... 61
Figure 12 – CGI of the Protected Structure from the south-east. ............................................................... 62
Figure 13 – Southern elevation of Block B, fronting onto Ballyfermot Road. ............................................... 64
Figure 14 – CGI of blocks layout. ........................................................................................................... 64
Figure 15 – CGI view of Block C from Markievicz Park (Block B also in background). ................................. 66
Figure 16 – Verified View of Block C from Markievicz Park. ...................................................................... 67
Figure 17 – Verified View of Block D from The Steeples. .......................................................................... 68
Figure 18 – Section of Block E as it abuts The Steeples estate. ................................................................ 70
Figure 19 – CGI view of the proposed scheme looking from the east. ........................................................ 71
Figure 20 – Views of Block H & Block G facing onto central open space. ................................................... 73
Figure 21 – CGI view of Block H to the rear of the Protected Structure. ..................................................... 75
Figure 22 - 25% Open Space Provision on the site shaded blue and purple. .............................................. 96
Figure 23 – 25% Open Space Provision ................................................................................................. 97
Figure 24 – Proposed motorcycle provision. .......................................................................................... 109
Figure 25 – Illustration of car-free central precinct.................................................................................. 111
Figure 26 – Character Zones. .............................................................................................................. 114
Figure 27 – Extract of proposed phasing plan........................................................................................ 124

DE LA SALLE SHD

PLANNING STATEMENT

4|P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

List of Tables
Table 1 - Proposed residential mix. ......................................................................................................... 10
Table 2 - Percentile residential mix. ........................................................................................................ 10
Table 3 - Section 247 meetings held with DCC. ....................................................................................... 14
Table 4 - Summary of additional information requested in the Opinion. ...................................................... 18
Table 5 - Planning History. .................................................................................................................... 20
Table 6 - How the proposed development accords with / secures the aims of the zoning objective. .............. 46
Table 7 - How the proposed development secures retention of the main institutional / community use. ......... 47
Table 8 - How the proposed development secures retention of existing open space.................................... 49
Table 9 - How the proposed development integrates with surrounding lands. ............................................. 52
Table 10 - Block A residential breakdown. .............................................................................................. 60
Table 11 - Block B residential breakdown. ............................................................................................... 62
Table 12 - Block C residential breakdown. ............................................................................................... 65
Table 13 - Block D residential breakdown. ............................................................................................... 67
Table 14 - Block E residential breakdown (Building 1). ............................................................................. 69
Table 15 - Block E residential breakdown (Building 2). ............................................................................. 69
Table 16 - Block F residential breakdown. .............................................................................................. 70
Table 17 - Block G residential breakdown. .............................................................................................. 72
Table 18 - Block H residential breakdown. ............................................................................................... 74
Table 19 - Proposed dwelling mix. .......................................................................................................... 76
Table 20 - Proposed percentile mix......................................................................................................... 77
Table 21 - Proposed dwellings, mix & floor area....................................................................................... 77
Table 22 - Proposed unit types. .............................................................................................................. 77
Table 23 – Proposed percentile mix. ....................................................................................................... 79
Table 24 - Proposed residential aspect. .................................................................................................. 83
Table 25 – Classrooms for proposed childcare facility. ............................................................................. 85
Table 26 – Quantum of development. ..................................................................................................... 89
Table 27 – Proposed building heights. .................................................................................................... 91
Table 28 – Communal open space provisions........................................................................................ 100
Table 29 - Communal open space requirements. ................................................................................... 101
Table 30 – Basement car parking provisions. ........................................................................................ 104
Table 31 – Undercroft car parking provisions. ........................................................................................ 105
Table 32 – Surface level car parking provisions. .................................................................................... 105
Table 33 – Total car parking provisions. ................................................................................................ 106
Table 34 – Dedicated residential bicycle spaces. ................................................................................... 108
Table 35 – Part V Proposals. ............................................................................................................... 116
Table 36 – Proposed phasing summary. ............................................................................................... 123

DE LA SALLE SHD

PLANNING STATEMENT

5|P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

1.0. Introduction
1.1. Purpose of Report
1.1.1. This Planning Statement has been prepared by Delphi Design, Architecture + Planning, on behalf of Dwyer
Nolan Developments Ltd. (the Applicant) in support of the proposed strategic housing development planning
application submitted to An Bord Pleanála at the grounds of the former De La Salle National School, on
Ballyfermot Road, Ballyfermot, Dublin 10.
1.1.2. The subject application comprises a strategic housing development as defined within Section 3 of the Planning
and Development (Housing) and Residential Tenancies Act 2016 (as amended) and has been prepared in
accordance with the requirements of the Planning and Development (Strategic Housing Development)
Regulations 2017.
1.1.3. The purpose of this Planning Statement is to provide background information on the site, a description of the
proposed development and, where applicable, demonstrate compliance with the development management
standards of the relevant Development Plan (i.e., the Dublin City Development Plan 2016-2022) and Ministerial
Guidelines issued under Section 28 of the Planning & Development Act 2000 (as amended).
1.1.4. This Planning Statement should be read in conjunction with the accompanying Statement of Consistency,
Material Contravention Statement, Masterplan, and Architectural Design Statement prepared by Delphi Design,
as well as all the submitted drawings, technical reports, details, and documentation listed within the enclosed
Cover Letter to An Bord Pleanála prepared by Delphi Design.
1.2. Accompanying Documents
1.2.1. Section 8(1)(a)(iv)(I) of the Planning and Development (Housing) and Residential Tenancies Act 2016 directs
an applicant for strategic housing development to submit a statement setting out how a proposed development
will be consistent with the objectives of the relevant development plan and/or local area plan. In accordance with
same, a Statement of Consistency has been prepared by Delphi Design and is submitted as a separate
document accompanying the application.
1.2.2. Section 8(1)(a)(iv)(II) of the Planning and Development (Housing) and Residential Tenancies Act 2016 also
directs an applicant for strategic housing development to submit a statement indicating why permission should
be granted in cases where a proposed development may materially contravene the relevant development plan
and/or local area plan other than in relation to the zoning of the land. In accordance with same, a Material
Contravention Statement has been prepared by Delphi Design and is submitted as a separate document
accompanying the application.
1.2.3. Section 172 of the Planning & Development Act 2000 (as amended) requires that an Environmental Impact
Assessment be prepared for certain developments. Under Part 2 (10)(b)(i) of Schedule 5 of the Planning &
Development Regulations 2001 (as amended), the subject application requires an Environmental Impact
Assessment as the proposed development caters for the construction of more than 500 no. dwellings. In
accordance with same, an Environmental Impact Assessment Report (EIAR) has been prepared by Delphi
Design and is submitted as a separate document accompanying the application.
1.2.4. In addition to the aforementioned reports/documents, the application is also supported by a comprehensive
range of additional planning documentation including for, inter alia:
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▪
▪
▪
▪
▪
▪

Statement of Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion
Housing Quality Assessment
Social Infrastructure Assessment
Childcare & School Demand Assessment
Building Life Cycle Report
Universal Design Statement

All of these reports/documents have been prepared by Delphi Design and accompany the application as
separate documents.
1.2.5. Furthermore, the application is also supported by a comprehensive range of documentation, drawings, details,
and technical reports prepared by the various disciplines of the Applicant’s design team. A full schedule of all
supporting documentation, drawings, details, and technical reports submitted as part of the application can be
found within the enclosed Cover Letter to An Bord Pleanála prepared by Delphi Design.
This Planning Statement should be read in conjunction with all the supporting documentation, drawings, details,
and technical reports submitted with the application.
1.3. Application Distribution
1.3.1. In accordance with the requirements of the Planning and Development (Strategic Housing Development)
Regulations 2017, the subject application has been distributed as follows:
▪ An Bord Pleanála: 2 no. printed copies & 3 no. digital copies (on USB sticks) submitted
▪ Dublin City Council: 6 no. printed copies & 1 no. digital copy (on USB stick) submitted
1.3.2. An Bord Pleanála’s Notice of Pre-Application Consultation Opinion, issued under Case Reference ABP-30708720 on 1st December 2020, directed the Applicant to send copies of the subject application to 8 no. prescribed
bodies as follows:
1.
2.
3.
4.
5.
6.
7.
8.

Irish Water
Department of Culture Heritage and the Gaeltacht
An Taisce
Heritage Council
Fáilte Ireland
An Chomhairle Ealaionn
Irish Aviation Authority
Dublin City Childcare Committee

Prior to the submission of the subject application to An Bord Pleanála, each of the above named prescribed
bodies were contacted directly and asked if, given the ongoing Covid-19 pandemic and associated working
restrictions related to same, 1 no. digital copy of the application only would be sufficient for their assessment of
the application. All the above name prescribed bodies confirmed that they wish to receive a digital copy of the
application only, and, as such, the application has been distributed to these prescribed bodies in digital format
(on USB stick). Should circumstances have changed, each prescribed body has been informed that a hard copy
can be made available to them if required.
In the interests of transparency, a copy of correspondence with each of the prescribed bodies confirming the
above is enclosed with the application – please refer to same for details.
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1.3.3. It be also noted that the Applicant and their agents have liaised considerably with the Department of Education
& Skills throughout the pre-application process and, following on from these discussions, the proposed
development includes an area of 0.5 hectares reserved for a school site in the south-west part of the
development, at the junction of Lynch’s Lane and Ballyfermot Road.
Enclosed with the application is a letter from the Department of Education & Skills, dated 2nd September 2021,
which confirms they are satisfied with the area reserved for a school site included as part of the proposed
development, subject to appropriate conditions. We note that the Department of Education & Skills intends to
submit an independent observation to this effect on the subject application. In response to their letter, a digital
copy of the application (on USB stick) has also been sent to the Department of Education & Skills for their
information / assessment.
1.3.4. It is also considered relevant to note that, prior to the submission of the subject application, the Applicant’s
agents, Delphi Design, and their engineering consultants, DBFL, held consultations with both the National
Transport Authority (“NTA”) & the Transportation Section of Dublin City Council with regard to the future
BusConnects Corridor which is proposed to directly pass the subject site along Ballyfermot Road. Following on
from these consultations, it has been agreed in principle that the NTA can encroach into, and utilise, lands
located within the subject application site. The Applicant has agreed to fully accommodate the NTA’s proposals,
and the proposed site layout caters for an appropriate set back to accommodate the future BusConnects Corridor
on Ballyfermot Road so that existing open space (Markievicz Park) and associated significant trees located on
the opposite side of Ballyfermot Road can be protected and maintained, – for further details please refer to
Section 16 of this Planning Statement and the submitted Traffic & Transport Assessment Report prepared by
DBFL Consulting Engineers.
In consideration of the above, while not listed as a prescribed body in An Bord Pleanála’s Notice of PreApplication Consultation Opinion, the NTA have also been informed that the subject application has been
submitted to An Bord Pleanála for assessment and provided with a soft copy of the application.
1.3.5. Finally, we wish to inform you that the subject application, including for all documentation, drawings, details, and
technical reports submitted with the application is available to view on a dedicated website set up by the
Applicant which can be found online at www.delasalleshd.ie.
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2.0. Synopsis of Proposed Development
2.1. In summary, the proposed strategic housing development planning application seeks permission for residential,
commercial, café / retail, childcare, and community use on a site of c. 8.3 hectares (c. 83,000 sq.m). The site is
located at the grounds of the former De La Salle National School on Ballyfermot Road, Ballyfermot, Dublin 10.
The Applicant is Dwyer Nolan Developments Ltd.
2.2. The site contains a Protected Structure (RPS Ref No. 8784) which was added to Dublin City Council’s Record
of Protected Structures in February 2020 i.e., after the Applicant acquired the site in 2018 and after initial Section
247 meetings were held with Dublin City Council in 2019.
The Protected Structure relates to the Central Classroom Block (including 2 no. staircase towers, 2 no. flanking
single storey loggia and principal paired entrance gate piers only) of the former De La Salle National School.
The proposed development seeks permission for the renovation and change of use of the 2 storey Protected
Structure, forming part of proposed Block A, from previous educational use to (a) proposed childcare use on the
ground & first floor and (b) community use on the ground floor. Proposed works to the Protected Structure include
for the demolition of the rear return of the Protected Structure and the 2 no. flanking single storey loggia. The
development also seeks permission for the relocation of the principal paired entrance gate piers on Ballyfermot
Road inwards (northwards) to the site.
Further / full details of proposed works to the Protected Structure can be found in the Heritage Impact
Assessment prepared by Dermot Nolan, Conservation Architect (Grade 2), and in the relevant application
drawings prepared by Delphi Design which are enclosed with the application – please refer to same for details.
Section 8 of this Planning Statement also has regard to the Protected Structure.
2.3. The proposed development seeks permission for the demolition of other existing buildings / structures on the
site, namely: (i) the east and west wings of the former De La Salle National School, (ii) existing buildings /
shelters on site, and (iii) the Mount La Salle “Monastery” building. All these buildings / structures do not form
part of the Protected Structure.
2.4. The proposed development seeks permission for the construction of 927 no. apartments & duplex / triplex units
in 8 no. blocks (Blocks A-H) comprised of the following buildings / heights:
▪
▪
▪
▪
▪
▪
▪
▪

Block A: 1 no. 2 storey building (the Protected Structure) & 1 no. 2 to 5 storey building
Block B: 1 no. 2 to 8 storey building
Block C: 1 no. 2 to 7 storey building (over part basement level)
Block D: 1 no. 4 to 7 storey building
Block E: 2 no. 2-3 storey buildings
Block F: 1 no. 2 to 10 storey building (over basement level)
Block G: 1 no. 2 to 10 storey building
Block H: 1 no. 3 to 13 storey building (over basement level)

2.5. The residential element of the development consists of 927 no. apartments & duplex / triplex units comprised of
the following mix of dwellings:
▪ 325 no. 1 bed dwellings
▪ 538 no. 2 bed dwellings
▪ 64 no. 3 bed dwellings
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Table 1, below, details a breakdown of the proposed residential mix.
Block
A
B
C
D
E
F
G
H
Totals

Proposed No. of
Dwellings
69
128
101
189
22
121
154
143
927

No. of 1 bed

No. of 2 bed

No. of 3 bed

26
55
28
68
0
57
39
52
325

41
67
61
106
18
61
99
85
538

2
6
12
15
4
3
16
6
64

% of 1 bed

% of 2 bed

% of 3 bed

38%
43%
28%
36%
0%
47%
25%
36%
35%

59%
52%
60%
56%
82%
50%
64%
59%
58%

3%
5%
12%
8%
18%
3%
11%
5%
7%

Table 1 - Proposed residential mix.

Table 2, below, expresses the above residential mix in percentile form.
Block
A
B
C

Proposed No. of
Dwellings
69
128
101

D
E
F
G
H
Totals

189
22
121
154
143
927

Table 2 - Percentile residential mix.

In total, the proposed development caters for 871 no. apartments, 55 no. duplex units, and 1 no. triplex unit.
Except for Block E, all the proposed residential blocks include for internal communal amenity rooms and external
communal amenity spaces (including roof gardens on Blocks B, F, G & H) and private open spaces in the form
of terraces on the ground floor and terraces/balconies on all upper floors. In the case of Block E, rear gardens
and balconies are provided as private amenity space for duplex / triplex units, with balconies provided for first
floor apartments.
Further details of communal and private amenity spaces provided within the development can be found in
Sections 14.2 & 14.3 of this Planning Statement, and in the Housing Quality Assessment which accompanies
the application.
2.6. The proposed development caters for 1 no. commercial unit (c.107m2) located on the ground floor of Block B, at
the south-west corner of the building, and 1 no. retail / café unit (c.71m2) located on the ground floor of Block H,
at the south-east corner of the building. Further details of same can be found in Section 11 of this Planning
Statement.

DE LA SALLE SHD

PLANNING STATEMENT

10 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

2.7. The proposed development includes 3 no. basements located in Blocks C, F & G as follows:
▪ Block C: (part) basement of c. 3,049 sq.m accommodating 93 no. car & 220 no. bicycle parking spaces
▪ Block F: basement of c. 1, 838 sq.m accommodating 68 no. car & 190 no. bicycle parking spaces
▪ Block H: basement (and part undercroft) of c. 4,696 sq.m accommodating 134 no. car & 400 no. bicycle
parking spaces.
The basement of Block H shares internal stair core access with Block A. The basement of Block H also provides
for 16 no. car parking spaces reserved for use of the school site as agreed between the Applicant and the
Department of Education & Skills – for further details please refer to Section 15.2 of this Planning Statement.
Basements include for EV and disability car parking spaces, motorcycle parking, cargo bike spaces, bin stores
and services etc.
The proposed development includes 3 no. undercroft parking areas located at the ground floor level of Blocks
B, D & G, as follows:
▪ Block B: undercroft of c. 1,687 sq.m accommodating 58 no. car & 235 no. bike parking spaces
▪ Block D: undercroft of c. 2,950 sq.m accommodating 103 no. car & 369 no. bike parking spaces
▪ Block G: undercroft of c. 2,133 sq.m accommodating 69 no. car parking & 320 no. bike parking spaces
Undercroft parking areas include for EV and disability car parking spaces, motorcycle parking, cargo bike
spaces, bin stores and services.
In addition to basement and undercroft parking areas, surface level parking for 162 no. car parking spaces is
also provided, as appropriate, throughout the development. In total, the development therefore caters for 687
no. car parking spaces. The residential car parking ratio equates to 0.69 car parking spaces per residential
dwelling – please refer to Section 16.1 of this Planning Statement for further details.
For further / full details of car parking provisions within the development please refer to Section 16.1 of this
Planning Statement, as well as Section 5 of the submitted Traffic & Transport Assessment Report prepared by
DBFL Consulting Engineers which is enclosed with the application.
2.8. The proposed development caters for 2,429 no. bicycle parking spaces (including 18 no. cargo bike spaces)
which are located at basement, undercroft and surface level, and in some cases within the proposed blocks
themselves.
Of the 2,429 no. bicycle parking spaces proposed, 2,296 no. bicycle parking spaces are dedicated residential
spaces (excluding cargo bike spaces). Accordingly, with 927 no. dwellings proposed, this equates to
approximately 2.5 bicycle parking spaces per dwelling. The 2,296 no. residential bicycle parking spaces are
comprised of 1696 no. long term and 600 no. short term bicycle parking spaces. Please refer to Section 16.2 of
this Planning Statement for further details.
For further / full details of bicycle parking provisions within the development please refer to Section 16.2 of this
Planning Statement, as well as Section 5 of the submitted Traffic & Transport Assessment Report prepared by
DBFL Consulting Engineers which is enclosed with the application.
2.9. Vehicular access to the proposed development is from 2 no. access points as follows: (i) off Lynch’s Lane to the
west, and (ii) from Ballyfermot Road to the south. The development also includes for a pedestrianised street,
accessed from Ballyfermot Road, located between Blocks A & B.
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It should also be noted that the proposed layout has been appropriately set back from Ballyfermot Road to
accommodate the National Transport Authority’s (“NTA”) requirements for the future BusConnects Corridor on
Ballyfermot Road – this has been agreed in principle with the NTA following consultation between the NTA and
the Applicant’s design team. The proposed set back from Ballyfermot Road will allow existing open space
(Markievicz Park) and associated significant trees located on the opposite side of Ballyfermot Road to be
protected and maintained – for further details please refer to the submitted Traffic & Transport Assessment
Report prepared by DBFL Consulting Engineers.
2.10. In compliance with the “Z15” land-use zoning objective attached to the site, the proposed development will retain
25% of the total site area for open space. This requirement is catered for through the provision of:
(i) multi-use playing pitches, measuring 1.16 hectares (11,600 sq.m), located in the north-west of the
development, accessed off Lynch’s Lane; and,
(ii) public open space, measuring 0.91 hectares (9,100 sq.m) located between Blocks B, C, D, G & H.
In total, the development therefore caters for 2.07 hectares of open space representing 25% of the total site
area, which is put forward in compliance with the Z15 land-use zoning objective attached to the site. Please refer
to Section 7 of this Planning Statement for further details in relation to compliance with the zoning objective
attached to the site.
In addition, 2 no. public plaza areas are also catered for (a) to the south of Block A, fronting onto Ballyfermot
Road, & (b) between Blocks A & H, along with a running / fitness trail along the northern / western boundary of
the development.
2.11. The proposed development also includes for an area of 0.5 hectares (5,000 sq.m) reserved for a school site in
the south-west part of the site, at the junction of Lynch’s Lane and Ballyfermot Road, which is put forward
following discussions between the Applicant and the Department of Education & Skills.
While the subject application does not seek permission for the construction of a new school, the proposed layout
has been carefully considered to ensure that a school of an appropriate size (16/32 classrooms) can be
accommodated in future on the reserved school site, which is catered for at an appropriate location allowing for
ease of future access.
As agreed between the Applicant and the Department of Education & Skills during consultations, 16 no. car
parking spaces, located in the basement of Block H, are reserved within the development for use of the future
school should they be required. These car parking spaces are clearly marked on the relevant drawings for Block
H prepared by Delphi Design which are enclosed with the application.
Enclosed with the application is a letter from the Department of Education & Skills, dated 2 nd September 2021,
which confirms they are satisfied with the area reserved for a school site included as part of the proposed
development, subject to appropriate conditions. We note that the Department of Education & Skills intends to
submit an independent observation to this effect on the subject application.
2.12. This section of the Planning Statement has provided a summary of the proposed development now put forward
for permission and should be read in conjunction with the remainder of this Planning Statement and all of the
accompanying documentation, drawings, technical reports and details submitted with the application. A full
description of the proposed development can be found in the statutory notices submitted as part of the
application and in Section 6.4. of this Planning Statement.
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Block F
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Block H
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Area Reserved
for School Site

Block A

Block C
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Figure 1 - Proposed site layout.
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3.0. Pre-Application Consultations
3.1. Pre-Application Consultation with Dublin City Council
3.1.1. Section 247 pre-application consultation meetings were held between the Applicant’s design team and Dublin
City Council (hereafter “DCC”) on three occasions prior to the tri-partite pre-application consultation being held
with An Bord Pleanála. Details of these meetings are as follows:
Meeting Reference No.
SHD PAC No. 0039/19
SHD PAC No. 0088/19
SHD PAC No. 0087/19

Date
12th June 2019
24th September 2019
9th December 2019

Table 3 - Section 247 meetings held with DCC.

A copy of DCC’s minutes of these meetings, including for a list of attendees, is enclosed within Appendix A of
this Planning Statement.
3.1.2. At the initial meeting held on 12th June 2019, the context and approach to the application site and the emerging
design rationale for the proposed development was discussed. DCC noted that the Applicant needed to liaise
with the Department of Education & Skills with regard to the potential requirement for a school on the site.
Discussions also centred on the role / provision of multi-use playing pitches on the site, concepts for the
incorporation of historic buildings into the scheme, and the requirement for a phasing programme,
sunlight/daylight assessment, and verified views to be submitted with the application.
3.1.3. At the second meeting held on 24th September 2019, further discussions were held around the potential need
for a school on the site, management / use of proposed multi-use playing pitches, requirement for a noise impact
assessment, proposed material finishes, and car parking provisions.
3.1.4. At the third and final meeting held on 9th December 2019, a more finalised layout was discussed with the main
points arising from the meeting relating to detailed design aspects such as undercroft parking, dual aspect ratios,
setbacks, and landscaping details.
3.1.5. During the course of, and subsequent to, all the aforementioned meetings, individual members of the Applicant’s
Design Team liaised with the various sections of DCC, including for the Roads & Traffic Section, Drainage
Section, Parks Department, and Housing Department, to further work through details of the development which
were raised as issues in order to address any perceived shortcomings.
3.1.6. Based upon the feedback received in the formal Section 247 meetings and all of the subsequent meetings with
the various departments of DCC, the current proposal is now put forward for consideration.
3.2. Pre-Application Consultation with An Bord Pleanála
3.2.1. A tri-partite pre-application consultation with An Bord Pleanála, under Section 5 of the Planning and
Development (Housing) and Residential Tenancies Act 2016, was held via Microsoft Teams on 5th October 2020.
An Bord Pleanála’s Case Reference for the consultation is ABP-307087-20. A record of this meeting is enclosed
within Appendix B of this Planning Statement.
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The agenda for the meeting included for discussion of:
1. Principle of Development (Z15 Zoning)
2. Development Strategy for the site including urban design considerations such as building height and the
bulk, scale and mass of blocks; architectural treatment; and interface with protected structure and public
streets.
3. Visual impact, submission of CGIs/visualisation/ long range views from Phoenix Park Chapelizod ACA
and wider area
4. Residential amenity: (internal and external) open space provision, aspects of units and access to daylight
and sunlight
5. Site Services
6. Any other matters
3.3. An Bord Pleanála Notice of Pre-Application Consultation Opinion
3.3.1. An Bord Pleanála’s Notice of Pre-Application Consultation Opinion (hereafter “the Opinion”) was issued on 1st
December 2020 under Case Reference ABP-307087-20. A copy of the Opinion is enclosed within Appendix C
of this Planning Statement.
3.3.2. Submitted with the application is a separate document prepared by Delphi Design entitled ‘Statement of
Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion’. This document fully addresses
all the matters raised in the Opinion and we would refer you to same for further / full details; however, a synopsis
of the matters raised in the Opinion is outlined in Sections 3.3.3. & 3.3.4.
3.3.3. The Opinion identified 3 no. items which An Bord Pleanala considered needed addressing in the documents
submitted in order for them to be considered as constituting a reasonable basis for an application. These 3 no.
items related to the following:
▪ Development Strategy / Zoning
▪ Scale and Massing
▪ Residential Amenity
Where relevant, this Planning Statement considers the 3 no. items above under the following headings:
▪
▪
▪
▪
▪
▪
▪

Development Strategy / Zoning (Section 7)
Proposed Blocks / Layout (Section 9)
Residential Density (Section 10.2)
Apartment Standards / Guidelines (Section 10.3)
Building Heights (Section 13)
Open Spaces (Section 14)
Urban Design (Section 17)

The 3 no. items raised in the Opinion are also addressed in (i) the Masterplan document submitted with the
application, (ii) the Architectural Design Statement submitted with the application, and (iii) the ‘Statement of
Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion’ submitted with the application,
all of which have been prepared by Delphi Design – please refer to same.
In addition, a Daylight and Sunlight Assessment Results document and a CGI and Photomontages document
have also been prepared by 3D Design Bureau and are submitted as separate standalone documents forming
part of the application. These submitted reports have regard to the proposed development’s access to
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daylight/sunlight as well as the impact of the proposed development on existing views respectively – for full
details please refer to same.
Furthermore, a Landscape and Visual Impact Assessment (LVIA) has also been prepared for the application by
Mitchell + Associates, Landscape Architects, and is submitted as part of the Environmental Impact Assessment
Report (EIAR) which accompanies the application – please refer to Chapter 14 “The Landscape” of the submitted
EIAR for details.
It should be noted that the consideration of the issues raised in the Opinion has resulted in some amendments
to the documents / design proposals previously put forward to An Bord Pleanála at the tri-partite pre-application
Consultation meeting to fully, and appropriately, address the issues raised in the Opinion.
3.3.4. In addition to the above, the Opinion also directed the Applicant to submit 13 no. items of additional specific
information with the application. These items of additional specific information are fully addressed in the
‘Statement of Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion’ prepared by
Delphi Design which is submitted with the application as a separate document – please refer to same for full
details.
For convenience, Table 4, below, summarises the 13 no. additional items of specific information requested in
the Opinion and details how the additional information requested has been addressed within the application
documentation.
Item No.

1

2

3

DE LA SALLE SHD

Item Requested
“A detailed statement of consistency and
planning rationale, clearly outlining how in the
prospective applicant’s opinion, the proposal
is consistent with local planning policies
having specific regard to the zoning objective
of the site, Z15 institutional and Community
and its applicability to the development site in
question having regard to the concerns raised
in the Planning Authority’s opinion.”
“A detailed statement, which should provide
adequate identification of all such elements
and justification as applicable, where the
proposed
development
materially
contravenes the Development Plan other
than in relation to the zoning of the land,
indicating
why
permission
should,
nonetheless, be granted, having regard to a
consideration specified in section 37(2)(b) of
the Act of 2000.”
“An updated Architectural Design Statement.
The statement should include a justification
for the proposed development, having regard
to, inter alia, urban design considerations,
visual impacts, site context, the locational
attributes of the area, linkages through the
site, pedestrian connections and national and
local planning policy. The statement should
specifically address the separation distance
between proposed blocks, finishes of the
blocks, the design relationship between the
individual blocks within the site, the
relationship with adjoining development and
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Method of Response
A “Statement of Consistency” has been
prepared by Delphi Design and is enclosed
with the application as a separate document.
The planning rationale for the proposed
development and consistency with the
zoning of the subject site is also fully
addressed in Section 7 of this Planning
Statement.
A “Material Contravention Statement” has
been prepared by Delphi Design and is
enclosed with the application as a separate
document.

A “Masterplan” and an “Architectural Design
Statement” have been prepared by Delphi
Design and are enclosed with the application
as separate documents.
Contextual plans, contiguous elevations, and
sections have been prepared by Delphi
Design and are enclosed as part of the
drawings submitted with the application.
In addition, a “CGI and Photomontages”
document has been prepared by 3D Design
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4

5

the interface along the site boundaries, in
particular with Ballyfermot Road and to the
east with the Steeples Housing development.
The statement should be supported by
contextual plans and contiguous elevations
and sections.”
“A report addressing the details of Heritage
and Conservation Impact raised by the
planning authority, at pre application meeting
stage (SHD s.247 meeting, Monday the 5th of
October 2020), in the CEO Report dated
26.05.2020 and the report of the
Conservation Officer dated the 26.05.2020.”
“A Housing Quality Assessment that provides
details in respect of the proposed apartments
set out as a schedule of accommodation, with
the calculations and tables required to
demonstrate compliance with the various
requirements of the 2018 Guidelines on
Design Standards for New Apartments. It is
important that the proposal meets and
preferably exceeds the minimum standards in
terms of dual aspect and proportion of
apartment which exceed the floor area by
10%. In the interests of clarity clear
delineation / colour coding of floor plans
indicating which of the apartments are
considered by the applicant as dual / single
aspect and which apartments exceeds the
floor area by 10%.”

Bureau and is enclosed with the application
as a separate document.

Dermot Nolan, Conservation Architect
(Grade 2), has prepared a “Heritage Impact
Assessment” in relation to same which is
enclosed with the application as a separate
document.
A “Housing Quality Assessment”, which
demonstrates compliance with the various
requirements of the 2020 Guidelines on
Design Standards for New Apartments, has
been prepared by Delphi Design and is
enclosed with the application.
The enclosed Housing Quality Assessment
clearly details the number of dual aspect
units and the number of apartments which
exceed the minimum floor area by at least
10%.
Individual floor plans for the proposed
apartment blocks, prepared by Delphi
Design, delineate / colour code dual / single
aspect units.
The Housing Quality Assessment clearly
delineates which units exceed the minimum
floor area by at least 10%.

6

7
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“A report that addresses issues of residential
amenity (both existing residents of adjoining
development and future occupants),
specifically with regards to potential
overlooking,
overshadowing
and
overbearing. The report shall include full and
complete drawings including levels and
cross-sections showing the relationship
between the proposed development and
adjacent residential development.”

“A Daylight and Shadow Impact Assessment
of the proposed development, specifically
with regard to impact upon adequate daylight
and sunlight for individual units, public open
space, courtyards, communal areas, private
amenity spaces and balconies.”

PLANNING STATEMENT

Issues of residential amenity are addressed
throughout this Planning Statement and in
both the “Masterplan” and the “Architectural
Design Statement”, all of which have been
prepared by Delphi Design and are enclosed
with the application.
Drawings, including levels and crosssections showing the relationship between
the proposed development and adjacent
residential development, have been
prepared by Delphi Design and are enclosed
with the application.
A “Daylight and Sunlight Assessment
Results” document and a “CGI and
Photomontages” document have been
prepared by 3D Design Bureau and are
enclosed with the application.
A “Daylight and Sunlight Assessment
Results” document has been prepared by 3D
Design Bureau and is enclosed with the
application.
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8

9

10

11

12

13

“A visual impact assessment to address the
details of visual impact raised by the
Conservation Officer, in her report dated
26.05.2020.
Long range views /
photomontages of the proposed development
from the surrounding area with views taken
from key locations within Chapelizod ACA,
the Phoenix Park (Wellington Monument,
Magazine Fort, Chesterfield Avenue (in front
of Aras an Uachtarain) and The Royal
Hospital Kilmainham.”
“Clarification at application stage regarding
connection to water and drainage
infrastructure having regard to the Irish Water
submission dated 08.06.2020.”

“Response to issues raised in transportation
department
report
dated
20.05.20,
accompanying the PA Opinion dated
26.05.20.”
“Detailed landscape drawings that illustrate
hard and soft landscaping, useable
communal open space, meaningful public
open space, quality audit and way finding.
The public open space shall be usable space,
accessible and overlooked to provide a
degree of natural supervision. Details of play
equipment, street furniture including public
lighting and boundary treatments should be
submitted.”
“A full response to matters raised within the
PA Opinion and Appended City Council
Department comments submitted to ABP on
the 26.05.2020.”
“An Environmental
Report (EIAR).”

Impact Assessment

A “CGI and Photomontages” document has
been prepared by 3D Design Bureau and is
enclosed with the application.
In addition, a Landscape Visual Impact
Assessment (LVIA), prepared by Mitchell +
Associates, Landscape Architects, forms
part of the Environmental Impact
Assessment Report (EIAR) submitted as part
of the application
(Chapter 14 “The
Landscape” of the EIAR).
Irish Water Letters re: Confirmation of
Feasibility (Ref. 914390334) and Design
Acceptance (Ref No. 180189) are enclosed
as part of the Engineering Services Report
(Appendix A) prepared by DBFL Consulting
Engineers which is submitted with the
application.
A response to same is provided in Section 9
of the submitted Traffic and Transport
Assessment Report prepared by DBFL
Consulting Engineers which is enclosed with
the application.
A Landscape Design Statement has been
prepared Mitchell + Associates, Landscape
Architects, and is enclosed with the
application.
All other landscaping matters are included for
on the landscaping drawings prepared
Mitchell + Associates which are submitted
with the application.
A full response to same is included for within
the Statement of Response to An Bord
Pleanála’s Notice of Pre-Application
Consultation Opinion prepared by Delphi
Design which is submitted with the
application as a separate document.
An Environmental Impact Assessment
Report (EIAR) has been prepared by all
relevant qualified persons and is enclosed as
a final document prepared by Delphi Design.
The EIAR includes for a Non-Technical
Summary (Volume 1) and a full EIAR
(Volume 2).

Table 4 - Summary of additional information requested in the Opinion.

3.3.5. The Opinion also directed the Applicant send copies of the application to 8 no. prescribed bodies as follows:
1.
2.
3.
4.
5.
6.

Irish Water
Department of Culture Heritage and the Gaeltacht
An Taisce
Heritage Council
Fáilte Ireland
An Chomhairle Ealaionn
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7. Irish Aviation Authority
8. Dublin City Childcare Committee
As detailed in Section 1.3.2. of this Planning Statement, each of the above prescribed bodies has been provided
with a copy of the application as required. In addition, as detailed in Sections 1.3.3. & 1.3.4. of this Planning
Statement, the Department of Education & Skills and the National Transport Authority have also been provided
with a copy of the application.
3.3.6. It is considered that the application now put forward for permission appropriately addresses all the issues raised
at the pre-application consultations, and in the Opinion, and contains all of the requested items of specific
additional information as appropriate. Having regard to relevant national, regional, and local planning policy, the
land-use zoning objective attached to the site, and the contextual location of the site, it is considered that the
proposed development represents sustainable development and efficient use of an underutilised, vacant, site
located within the existing urban footprint of Dublin City.
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4.0. Planning History
4.1. The relevant planning history attached to the site relates to the site’s former institutional / educational use, with
permissions having been granted for new fencing, walls, gates, a substation, and demolition/construction of
changing rooms.
There is no planning history attached to the site which is comparable to the current proposal, nor is there any
extant permission attached to the site.
A summary of the planning history of the subject site is detailed in Table 5 below. It should also be noted that
Dublin City Council included for a detailed listed of relevant planning applications in the area as part of
Addendum C of their submission to An Bord Pleanála at pre-application stage.
Planning Reference

Reg. Ref. 0194/01

Reg. Ref. 5819/06

Reg.Ref. 3345/07
Reg. Ref. 3419/08

Application Details
Permission granted on 3rd May 2001 for the construction of a
new concrete block wall to the rear section of the western
boundary, supplementary high level metal fence on top of
existing walls to the southern and part eastern boundary and
to the front section of the western boundary with localised
building up of existing concrete block wall to the northern
boundary and part eastern boundary with new replacement
gates and ancillary works.

Permission granted on 8th February 2007 for the erection of
security fencing inclusive of new vehicular and pedestrian
gates and all associated site works to boundary of the above
named schools.
Permission granted on 3rd September 2007 to erect a new steel
structure, ESB substation and all associated site works.
Permission granted 2nd October 2008 for the demolition of existing
changing rooms and construction of a new single storey changing
rooms / multi-purpose building and all associated works

Table 5 - Planning History.
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5.0. Rationale for Proposed Development
5.0.1. The subject site was purchased by the Applicant in 2018 from the De La Salle Order. The De La Salle Brothers
then vacated their residential home on the site, Mount La Salle, also known as the “Monastery”, and for the
2018/2019 school year, only sixth class were in attendance / being taught in the De La Salle National School.
When the school year ended in June 2019, the De La Salle National School closed its doors permanently and
the site was then secured by the Applicant. Since then, the site has remained closed, vacant, and secured off
from the public. The Mount La Salle “Monastery” building has been boarded up due to vandalism and there is 24
hour security employed on site.
5.0.2. Since the site was purchased, the intention has been to develop a high-quality mixed tenure residential scheme,
including community uses and open spaces, as well as mixed uses on a key accessible site adjacent to frequent
public transport, employment locations, services, and facilities in Dublin. It is considered that the proposed
development is appropriate having regard to recent national policy, which requires the densification of sites in
core urban locations such as the subject site. This section of the Planning Statement will set out a rationale for
providing housing on the subject site.
5.0.3. The most recent Economic and Social Research Institute (ESRI) ‘Quarterly Economic Commentary Autumn
2021’ notes in its general assessment the requirement to increase the supply of housing to deal with
“considerable bottleneck in provision” and states that “if the housing needs of the country are to be met it will
require collaboration between both the public and private sector to finance the continued delivery requirements”.
Having reviewed same, it is therefore put forward that the provision of 927 no. residential units at the subject
lands will greatly contribute to the housing supply of the area.
5.1. Responding to Policy Set out in the National Planning Framework (“NPF”)
5.1.1. Section 4.5 of the NPF promotes the compact growth of urban areas and acknowledges that Ireland’s housing
crisis has resulted in “a time when many people, including those on average incomes, wish to live close to where
they work and the services and amenities necessary to enjoy a good quality of life, they struggle to do so because
the urban housing market has become constrained,”
The NPF calculates in Section 6.6 that “between 2018 and 2040, an average output of at least 25,000 new homes
will need to be provided in Ireland every year to meet the needs for well-located and affordable housing, with
increasing demand to cater for one and two-person households.”
It is also noted that the more recently published ‘Housing for All – A New Housing Plan for Ireland’ document
published by the Government in 2021 sets a target to increase the supply of housing up to an average of at least
33,000 units per year to 2030.
5.1.2. Further to the above, it is also noted that Section 5.3 of the existing Dublin City Development Plan 2016-2022
states that “It is important that the city has housing that is affordable and attractive to all who want to live in the
city.”
5.1.3. Taking the aforementioned into account, it is put forward that the subject lands are highly suitable to provide
higher density residential accommodation in proximity to high frequency public transport, employment locations,
services, and facilities, which can meet the housing needs of a greater number of persons and will address the
acute housing shortage and the significant demand that currently exists in Dublin.
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5.2. Z15 Land Use Zoning
5.2.1. The subject site is zoned “Z15” (Institutional and Community) in the existing Dublin City Development Plan 20162022 (hereafter “CDP”) which has an objective to: “protect and provide for institutional and community uses.”
The adjacent lands to the west, also under the Z15 zoning objective, are comprised of St. Gabriel’s National
School, St. Michael’s National School, St. Dominic’s Secondary School, the Candle Community Trust, and the
Ballyfermot Family Resource Centre, which are in use as educational and community institutions and are in
separate ownership to the subject site. It is important to note that these existing uses will not be affected by the
proposed development and will remain fully operational.
5.2.2. The CDP states that Z15 lands are:
“generally large blocks of land, consisting of buildings and associated open spaces, are located mainly in the
suburbs. The present uses on the lands generally include community related development including schools,
colleges, residential institutions and healthcare institutions, such as hospitals. Institutional and community lands
display a variety of characteristics ranging from institutions in open grounds to long established complexes of
buildings. They often provide ancillary and incidental activities for the local community such as use of part of the
site for recreational purposes or the use of rooms for local meetings.”
It is also noted in the CDP that Z15 lands play an important role in the achievement of a more compact city and,
as such, the CDP stated that
“With any development proposal on these lands, consideration should be given to their potential to contribute to
the development of a strategic green network ……and to the delivery of housing in the city.”

Figure 2 - Extract from CDP Map D with subject site identified and outlined in red.

Under the Z15 land use zoning objective, permissible uses include for, inter alia, childcare facility, community
facility, and open space. Uses that are open for consideration on Z15 zoned lands include for, inter alia,
residential use.
Further details of the proposed development’s compliance with the Z15 land use zoning objective is fully set out
in Section 7 of this Planning Statement, as well as Section 5.4.1. of the submitted Statement of Consistency –
please also refer to same.
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5.3. Conclusion
Based upon all the foregoing in Section 5, including the current housing supply shortages, the objectives of the
NPF, Housing for All – A New Housing Plan for Ireland, and the Dublin City Development Plan 2016-2022, it is
considered that the current proposal to develop the subject site for residential use along with ancillary mixed
uses, including community use, is appropriate.
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6.0 Location, Description & Background
6.1. Site Location
6.1.1. The subject site is located c. 5.5 km west of Dublin City centre and c. 450 meters east of Ballyfermot District
Centre, occupying the grounds of the former De La Salle National School, on Ballyfermot Road, Ballyfermot,
Dublin 10.
6.1.2. The site is bounded to the south by (and fronts onto) Ballyfermot Road (the R833), to the east by The Steeples
residential estate, to the north by the wooded margin of the Chapelizod Bypass (the R148), and to the west by
Lynch’s Lane and other adjoining institutional lands.
6.1.3. Immediately to the south / south-east, on the opposite side of Ballyfermot Road, lies Markievicz Park, a c. 5.25
hectare park containing several existing amenities including for: a playground, all weather football court, soccer
pitches, picnic area and tree trails. To the north of the site, on the opposite / northern side of the Chapelizod
Bypass, lies the River Liffey and its walkways, which are accessible to the site via St. Laurence’s Road to the
north-east. The Phoenix Park, Dublin’s largest park, is located further north of the River Liffey, with several
entrance gates being located on Chapelizod Road (the R109). The Irish National War Memorial Gardens are
located c. 1.6 km to the north-east of the site, with Kilmainham Gaol being c. 2 km to the south-east.
6.1.4. Existing vehicular access to the site is available from Ballyfermot Road to the south and south-west (2 no. access
points), and from Lynch’s Lane to the west.
6.2. Site Description
6.2.1. The subject site is generally rectangular in shape, having a frontage of c. 340 meters along Ballyfermot Road,
and is currently occupied by the buildings associated with the former De La Salle National School. These
buildings include for the 3 no. classroom blocks of the main school building, fronting onto Ballyfermot Road, and
associated buildings / shelters located to the rear. The Mount La Salle “Monastery” building, which was formerly
the residence of the De La Salle Brothers, is situated in the south-eastern part of the site.
6.2.2. The site contains a Protected Structure (RPS Ref No. 8784) which was added to Dublin City Council’s Record
of Protected Structures in February 2020 i.e., after the Applicant acquired the site in 2018 and after initial Section
247 meetings were held with Dublin City Council in 2019. The Protected Structure relates the Central Classroom
Block (including 2 no. staircase towers, 2 no. flanking single storey loggia and principal paired entrance gate
piers only) of the former De La Salle National School i.e., not all the existing buildings on the site are part of the
Protected Structure.
6.2.3. Located to the rear of the former school buildings and yard, is a large grassland area which was previously in
use by the former school for recreational and sporting purposes.
6.2.4. The grassland area to the rear and the school buildings themselves are generally in good condition. The Mount
La Salle building is in a generally poor condition with the building sustaining fire damage in the recent past,
having been subject to trespassing and vandalization in the time since the building was vacated.
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Figure 3 - Application site.
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Figure 4 - Application site in context.
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Figure 5 - View of site looking from the south-west.
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6.3. Background to the Proposed Development
6.3.1. As outlined in Chapter 13 “Archaeology and Cultural Heritage” of the submitted Environmental Impact Assessment
Report (EIAR), in the early to mid-20th century, Ireland, and Dublin in particular, experienced several periods of
relatively severe housing shortages, which impacted poorer urban-dwellers. Dublin Corporation built its first
suburban cottage estate at Clontarf in 1905. Shortages of labour and materials both during and in the immediate
aftermath of World War I led to related housing shortages in the 1920s, and similar labour and materials
constraints followed World War II, with the result that many pre-war schemes were delayed until the early 1950s,
at which time a series of new housing developments also came on stream.
The result of this was a building boom that saw the development of extensive new suburbs in former agricultural
lands in the hinterlands of Ireland’s major cities. In Dublin, c. forty-nine housing schemes were undertaken by
Dublin Corporation over the decade of the 1950s. Local authorities also promoted the provision of services and
infrastructure to serve the populations of these large tracts of housing and, from the 1930s onwards, made sites
available for small terraces of local shops, as well as for churches, schools, dispensaries, and libraries. At
Ballyfermot, construction of these features was not begun until some years after the first phases of housing had
been completed and early residents had to commute to Chapelizod or the city centre to access schools and shops.
6.3.2. While the construction of schools was a general concern for local authorities, the Catholic Church was a major
force in post-war school-building. It is against this backdrop that the influential Catholic Archbishop of Dublin, John
Charles McQuaid, invited the De La Salle Brothers and the Dominican Sisters based in Cabra to undertake the
education of the Catholic children of the extensive planned public housing developments at Ballyfermot. Although
the De La Salle Brothers ran schools elsewhere in Ireland, they had no school in the capital. The provision of
schooling for boys in Ballyfermot represented a huge challenge as it was estimated that places for up to 3,500
pupils would be required every year, with at least 1,350 of these places being intended for children at primary
school level.
A decision to construct three separate national schools for boys at Ballyfermot, rather than a single large complex,
was taken by De La Salle Brothers. The foundation stone of Mount la Salle, the Brothers’ monastery, was laid in
1950 and in December 1951 the monastery was opened. On 7th January 1952, Scoil Íosagáin, the first of the
three schools to be completed was opened with an enrolment of 380 boys. Scoil Sheosaimh was opened in
October 1952 and Scoil Mhuire opened to 280 boys in 1953. The schools continued to operate throughout the
20th century and into the 21st century, before being gradually phased out.
6.3.3. In 2018, the lands were put up for sale and purchased by the Applicant, Dwyer Nolan Developments Ltd. For the
2018/2019 school year, the only class that was being educated in the school was sixth class, with the De La Salle
primary school closing for the final time in June 2019. Prior to that, the De La Salle Brothers vacated the Mount
La Salle “Monastery” residential building, which was then subject to vandalism and is now boarded up. All the
buildings on site have been vacant since the closure of the school in June 2019. It is therefore considered that
the former institutional buildings and large unutilised green spaces have become surplus to the De La Salle Order’s
requirements and are no longer required for the purposes of its function and mission.
6.3.4. The vacancy of the buildings on the site left the site redundant and ultimately lead to its sale to the Applicant in
order to provide a sustainable use of the lands. When acquiring the site, the Applicant duly considered the zoning
objective pertaining to the lands which are zoned Objective “Z15” (Institutional and Community) in the existing
Dublin City Development Plan 2016-2022. Under the Z15 zoning, 25% public open space is required which is
beyond the standard 10% typically required for a residential development on lands within the administrative area
of Dublin City Council.
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6.3.5. In addressing the particular characteristics of the site, namely a large volume of vacant institutional buildings, a
key requirement in the early stages of the design process was to determine which buildings could be functionally
retained and reused within the development, with the subsequent designation of the central school block as a
Protected Structure in February 2020 (RPS Ref. 8784). In addition, the requirement for 25% public open space
has been considered in line with the Z15 zoning objective pertaining to the lands. In this regard, it is important to
note that the lands have always been in use by the De La Salle Order for educational use but will now be opened
up for the first time to the wider public.
6.3.6. The proposed development layout has been framed around these key design considerations and thus the
proposed development has utilised the entire site to provide a range of residential units and other uses as detailed
extensively throughout this Planning Statement and in the accompanying documentation submitted with the
application.
Having regard to the key design considerations above, the Central Classroom Block of the former De La Salle
National School, which is a Protected Structure, will be reused and refurbished within the development for
childcare and community uses. The development also provides 25% of the total site area as open space as
required by the Z15 zoning objective. In addition, an area of 0.5 hectares is also reserved for future school use,
which can accommodate a 16/32 classroom school. The reservation for future school use in the south-west part
of the site has been strategically chosen due to proximity to adjoining educational uses to the west and access to
open spaces, for maximum interaction and utilisation. The Applicant has held extensive discussions with the
Department of Education & Skills in relation to same and a letter from the Department of Education & Skills is
submitted with the application which confirms they are satisfied with same, subject to appropriate conditions.
6.4. Development Description
6.4.1. The subject application for strategic housing development is detailed in full below, as per the statutory notices
published for the application.
Dwyer Nolan Developments Ltd. intends to apply to An Bord Pleanála for permission for a strategic
housing development on a site of c. 8.3 hectares located at the grounds of the former De La Salle National
School, Ballyfermot Road, Ballyfermot, Dublin 10. The application site is bounded to the south by
Ballyfermot Road (R833), to the east by The Steeples residential estate, to the north by the wooded margin
of the Chapelizod Bypass (R148), and to the west by Lynch’s Lane and other adjoining institutional lands.
The application site contains a Protected Structure i.e., the De La Salle National School Central Classroom
Block, including 2 no. staircase towers, 2 no. flanking single storey loggia and principal paired entrance
gate piers only (RPS Ref No. 8784).
The development will consist of the following:
(1) Demolition of: (i) the east and west wings of the former national school (c. 1,250m² & c. 1,244m²
respectively); (ii) existing buildings / shelters on site (c. 1,818m²); (iii) the rear return of the Protected
Structure (c. 121m²) & 2 no. flanking single storey loggia (c. 100m²); and (iv) the Mount La Salle
“Monastery” building (c. 1,700m²).
(2) Renovation and change of use of the 2 storey Protected Structure, forming part of proposed Block A, from
previous educational use to (a) proposed childcare use on the ground & first floor (c. 1,005m 2), with
associated outdoor play space to the rear (c. 256m 2), and (b) community use (c. 92m²) on the ground floor.
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The development also seeks permission for the relocation of the principal paired entrance gate piers on
Ballyfermot Road inwards (northwards) to the site.
(3) Construction of 927 no. apartments & duplex / triplex units comprised of 325 no. one bed, 538 no. two
bed, & 64 no. three bed dwellings, 1 no. commercial unit and 1 no. retail / café unit in 8 no. blocks (Blocks
A-H) ranging in height from 2 to 13 storeys. The breakdown of individual blocks is as follows:
-

Block A consists of: (i) the 2 storey Protected Structure, and (ii) a 2 to 5 storey building located to the rear
of the Protected Structure consisting of 69 no. apartments, including terraces at the ground floor and
terraces/balconies at all upper levels, comprised of 26 no. one bed, 41 no. two bed, & 2 no. three bed
dwellings. At ground floor level 2 no. communal amenity rooms (c. 65m 2 & c. 65m2 respectively) are
provided, along with bin stores, and bicycle storage areas (Total: 128 no. internal bicycle spaces).
Communal open space (c. 857m 2) is provided in the centre of Block A. Block A also includes internal stair
core access to shared basement level with Block H.

-

Block B is a 2 to 8 storey building consisting of 128 no. apartments & duplex units, including terraces at
the ground floor and terraces/balconies at all upper levels, comprised of 55 no. one bed, 67 no. two bed,
& 6 no. three bed dwellings. At ground floor level 1 no. communal amenity room (c. 71m 2) is provided,
along with bin stores, bicycle storage areas (Total: 235 no. internal bicycle spaces), 1 no. commercial unit
(c.107m2), and undercroft parking for 58 no. car parking spaces. Podium level communal open space (c.
827m2) is provided at first floor level with additional communal open space (c.137m 2) in the form of a roof
garden provided on the fifth floor.

-

Block C is a 2 to 7 storey building, over part basement level, consisting of 101 no. apartments & duplex
units, including terraces at the ground floor and terraces/balconies at all upper levels, comprised of 28
no. one bed, 61 no. two bed, & 12 no. three bed dwellings. At ground floor level 1 no. communal amenity
room (c.147m 2) is provided, with an associated outdoor terrace. Block C caters for a part basement level
(c. 3,049m 2) comprised of 93 no. car parking spaces, bin stores, bicycle storage areas (Total: 220 no.
bicycle spaces) and plant room. Communal open space (c. 583m 2) is provided in the centre of Block C.

-

Block D is a 4 to 7 storey building consisting of 189 no. apartments & duplex units, including terraces at
the ground floor and terraces/balconies at all upper levels, comprised of 68 no. one bed, 106 no. two bed,
& 15 no. three bed dwellings. At ground floor level 1 no. communal amenity room (c. 156m 2) is provided,
along with bin stores, bicycle storage areas (Total: 469 no. internal bicycle spaces), ESB / plant rooms,
and undercroft parking for 103 no. car parking spaces. Podium level communal open space (c. 1,867m 2)
is provided at first floor level.

-

Block E consists of 2 no. 2-3 storey buildings catering for 22 no. apartments & duplex / triplex units
comprised of: (i) 1 no. 2-3 storey building comprised of 8 no. two bed & 2 no. three bed dwellings, and (ii)
1 no. 2-3 storey building comprised of 10 no. two bed & 2 no. three bed dwellings. Private open space for
Block E is provided in the form of rear gardens for lower ground floor / ground floor units and balconies
on the first floor.

-

Block F is a 2 to 10 storey building, over basement level, consisting of 121 no. apartments & duplex units,
including terraces at the ground floor and terraces/balconies at all upper levels, comprised of 57 no. one
bed, 61 no. two bed, & 3 no. three bed dwellings. At ground floor level 1 no. communal amenity room (c.
76m2) is provided. Block F caters for a basement level (c. 1,838m 2) comprised of 68 no. car parking spaces,
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bin stores, and bicycle storage areas (Total: 190 no. bicycle spaces). Communal open space (c. 530m 2) is
provided to the rear (north) of Block F with additional communal open space in the form of roof gardens
provided on the sixth and eighth floors (c. 250m 2 & c. 265m2 respectively).
-

Block G is a 2 to 10 storey building consisting of 154 no. apartments & duplex units, including terraces at
the ground floor and terraces/balconies at all upper levels, comprised of 39 no. one bed, 99 no. two bed,
& 16 no. three bed dwellings. At ground floor level 1 no. communal amenity room (c. 82m 2) is provided,
along with bin stores, bicycle storage areas (Total: 320 no. internal bicycle spaces), plant rooms, and
undercroft parking for 69 no. car parking spaces. Podium level communal open space (c. 1,597m 2) is
provided at first floor level with additional communal open space in the form of roof gardens provided on
the fifth floor (c. 210m 2 & c. 90m2 respectively) and eighth floor (c. 170m 2).

-

Block H is a 3 to 13 storey building, over basement / part undercroft level, consisting of 143 no. apartments
& duplex units, including terraces at the ground floor and terraces/balconies at all upper levels, comprised
of 52 no. one bed, 85 no. two bed, & 6 no. three bed dwellings. At ground floor level 2 no. communal
amenity rooms (c. 170m 2 & c. 89m2 respectively) are provided, with associated outdoor terrace spaces,
along with bin stores, bicycle storage areas (Total: 400 no. bicycle spaces), plant room, ESB substation,
and 1 no. retail / café unit (c.71m 2). Block H caters for a basement level (c. 4,696m 2) comprised of 134 no.
car parking spaces which provides for internal stair core access to Block A. Podium level communal open
space (c. 457m 2) is provided at first floor level with additional communal open space in the form of roof
gardens provided on the second floor (c. 262m 2 & c. 237m2 respectively).

(4) The development provides for open spaces in the form of: (i) multi-use playing pitches (1.16 hectares)
located in the north-west of the development with access off Lynch’s Lane, and (ii) public open space
(0.91 hectares) located between Blocks B, C, D, G & H, which combined caters for 2.07 hectares of open
spaces representing 25% of the site area. In addition, 2 no. public plaza areas are also catered for: (a) to
the south of Block A, fronting onto Ballyfermot Road (c. 0.14 hectares), & (b) between Blocks A & H (c.
0.06 hectares), along with a running / fitness trail along the northern / western boundary of the
development (c. 0.14 hectares).
(5) The development includes an area of 0.5 hectares reserved for a future school site in the south-west of
the development, at the junction of Ballyfermot Road and Lynch’s Lane.
(6) Vehicular access to the proposed development is from 2 no. access points as follows: (i) from Lynch’s
Lane to the west, and (ii) from Ballyfermot Road to the south. The development also includes for a
pedestrianised street, accessed from Ballyfermot Road, located between Blocks A & B.
(7) The proposed development also provides for (i) all associated site development works, above and below
ground, (ii) hard & soft landscaping, boundary treatments & green roofs, (iii) public lighting, (iv) signage,
(v) plant (M&E) & utility services, (vii) undercroft, basement & surface car parking, including EV, disabled
& car share spaces (Total: 687 no. car parking spaces), (viii) motorcycle parking (Total: 26 no. motorcycle
parking spaces), (xi) undercroft, basement & surface bicycle parking, including for external bicycle stores,
cargo bike spaces & visitor spaces (Total: 2,249 no. bicycle parking spaces), and (x) bin storage areas.
The application contains a statement setting out how the proposal is consistent with the objectives of the
Dublin City Development Plan 2016-2022, and also contains a statement indicating why permission should
be granted for the proposed development, having regard to a consideration specified in section 37(2)(b)
of the Planning and Development Act, 2000, as amended, notwithstanding that the proposed development
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materially contravenes a relevant development plan or local area plan other than in relation to the zoning
of the land.
An Environmental Impact Assessment Report (EIAR) and a Natura Impact Statement (NIS) have been
prepared in respect of the development proposal and accompany the application. The application,
together with the Environmental Impact Assessment Report and Natura Impact Statement, may be
inspected, or purchased at a fee not exceeding the reasonable cost of making a copy, during public
opening hours at the offices of An Bord Pleanála and Dublin City Council. The application may also be
inspected online at the following website set up by the applicant: www.delasalleshd.ie.
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7.0 Development Strategy / Land Use Zoning
7.1. An Bord Pleanála’s Notice of Pre-Application Consultation Opinion, issued under Ref. ABP-307087-20 (hereafter
the “Opinion”), requested that the ‘Development Strategy’ be further addressed as part of the application,
specifically stating:
“The documentation at application stage requires further justification with regards to how the proposal is in
accordance with and assists in securing the aims of the Z15 zoning objective; how it secures the retention of the
main institutional and community uses on the lands / whether there is no longer a need for the existing institutional
use, incl. space for necessary expansion of such use; how it secures the retention of existing functional open
space and the manner in which the nature and scale of the proposal integrates with surrounding lands.”
Furthermore, the Opinion requested that specific additional information be submitted with the application, including
for:
“A detailed statement of consistency and planning rationale, clearly outlining how in the prospective applicant’s
opinion, the proposal is consistent with local planning policies having specific regard to the zoning objective of
the site, Z15 institutional and Community and its applicability to the development site in question having regard
to the concerns raised in the Planning Authority’s opinion.”
This section of the Planning Statement addresses the above requests. A further, fully detailed, response can also
be found in the ‘Statement of Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion’
prepared by Delphi Design which is submitted as a separate document with the application – please refer to same.
A ‘Statement of Consistency’, prepared by Delphi Design, is also submitted with the application, and has regard
to the zoning of the subject site and the proposed development’s compliance with same (Please refer to Section
5.4.1 of the Statement of Consistency for details of same). This section of the Planning Report should be read in
conjunction with both of the aforementioned documents.
7.2. Under the existing Dublin City Development Plan 2016-2022 (hereafter “CDP”) the subject site is zoned “Z15”
(Institutional and Community) which has an objective to: “protect and provide for institutional and community uses.”
The adjacent lands to the west of the site are also zoned objective Z15 and are comprised of St. Gabriel’s National
School, St. Michael’s National School, St. Dominic’s Secondary School, the Candle Community Trust, and the
Ballyfermot Family Resource Centre. It is important to note that these existing uses are in separate ownership to
the subject site and will not be affected by the proposed development.
In combination, the subject site and the adjoining, aforementioned, Z15 zoned lands to the immediate west
comprise almost 15 hectares of Z15 zoned lands. Upon permission for the current proposal, when developed,
there will therefore remain c. 6.7 hectares of Z15 lands (in third party ownership) in addition to the reserved school
site (0.5 hectares) within the subject site, all catering for institutional and community uses.
7.3. The CDP states that Z15 zoned lands are:
“generally large blocks of land, consisting of buildings and associated open spaces, are located mainly in the
suburbs. The present uses on the lands generally include community related development including schools,
colleges, residential institutions and healthcare institutions, such as hospitals. Institutional and community lands
display a variety of characteristics ranging from institutions in open grounds to long established complexes of
buildings. They often provide ancillary and incidental activities for the local community such as use of part of the
site for recreational purposes or the use of rooms for local meetings.”
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The CDP notes that Z15 lands play an important role in the achievement of a more compact city and, as such, the
CDP recognises the importance of these lands in contributing to both the delivery of the housing requirements of
the city and the strategic green network of the city.
The subject lands have not been in institutional use since 2019 when the institutional operations on the site ceased
permanently and the property was vacated by the De La Salle Order. Notwithstanding the private sale of the lands
to the Applicant, a portion of the site (0.5 hectares), located at the junction of Lynch’s Lane and Ballyfermot Road,
is being reserved for the potential future use as a school site. The Applicant has held a considerable number of
discussions with the Department of Education & Skills (hereafter “DES”) regarding the feasibility of
accommodating a 16/32 classroom school on this reserved area prior to lodging the subject strategic housing
development application for permission and a letter from the DES regarding same is submitted with the application
– please refer to same (a copy of which is also enclosed in Appendix D of this Planning Statement). Furthermore,
the application site has been closed and secured since 2019 and is not open to, or utilised, by the public. As such,
it is considered that, in line with the CDP’s assertation, the site can be more efficiently used by delivering much
needed housing for the city and and contributing to the strategic green network of the city.
7.4. The CDP goes on to assert that:
“With any development proposal on these lands, consideration should be given to their potential to contribute to
the development of a strategic green network (see also Chapter 10 – Green Infrastructure, Open Space and
Recreation), and to the delivery of housing in the city. In addition, development at the perimeter of the site adjacent
to existing residential development shall have regard to the prevailing height of existing residential development
and to standards in Section 16.10 (standards for residential accommodation) in relation to aspect, natural lighting,
sunlight, layout and private open space, and in Section 14.7 in relation to the avoidance of abrupt transitions of
scale between zonings.”
In compliance with the above, it is put forward that the proposed development will greatly contribute to both the
wider strategic green network of the city and the delivery of housing in the city, as follows:
▪ The development will deliver 927 no. dwellings which will significantly add to the existing housing stock of
Dublin. The development will also deliver an appropriate provision of open space (2.07 hectares / 27,000 sq.m
/ 25% of the total site area) and green infrastructure links which have been strategically designed to integrate
with the existing Markievicz Park to the south/south-east of the site.
▪ The proposed design and siting of individual blocks within the development has considered the prevailing
heights in the area, with proposed building heights stepping up and down where appropriate to avoid abrupt
transitions of scale between zonings, while also ensuring that the subject site is developed at an efficient /
appropriate density.
▪ All the proposed dwellings are designed to the most up to date standards, which in this case is the Sustainable
Urban Housing: Design Standards for New Apartments Guidelines (2020), ensuring that appropriate dual
aspect ratios, natural lighting / sunlight, and private open space standards are achieved, and that existing
amenity of adjoining residential dwellings is protected and maintained.
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Site

Figure 6 - Zoning Map D of the existing CDP.
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Figure 7 - Extract from Map D of the existing CDP with the application site outlined in red.
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7.5. The CDP details the requirements for the development of Z15 lands in two scenarios as follows: where (a) there is
no longer a need for the existing institutional use; and (b) there is an existing institutional and/or community use.
Regarding (a) above, it must be noted that the site was formerly under the ownership of the De La Salle Order;
however, the De La Salle Brothers signalled their intention to close the De La Salle National School several years
ago, and in 2018 the site was sold to the Applicant. In the time since, the De La Salle Brothers have vacated the
Mount La Salle “Monastery” building, which was their residence, and the former school closed in June 2019. The
site, now in private ownership and under the control of the Applicant, has been fenced off since the school closed
and is currently vacant, whilst being under continuous private security.
As the use of the subject site by the De La Salle Order has ceased, with the De La Salle Brothers no longer holding
any association with the lands, and the lands not being required for the future expansion of their activities, it is
considered that there is no longer a need for the former institutional use associated with the site; however, in order
to assist An Bord Pleanála in their assessment of the subject application both of the scenarios outlined in the CDP
(i.e. (a) & (b) above) are considered in the following sub-sections along with details of the proposed development’s
compliance with same.
7.6. No longer a need for the existing institutional use
7.6.1. In circumstances where there is no longer a need for the existing institutional use on Z15 lands, the CDP states
that:
“the planning authority shall consult with the owner / operator of the existing institutional and community uses and
the relevant statutory provider (e.g. the Department of Education and Skills in the case of schools, and the
Department of Health and the HSE in the case of hospitals). A masterplan is required in these circumstances.”
As the site has been acquired by the Applicant and is now in private ownership, there is no existing owner / operator
in relation to the institutional / community uses that were previously located on the site. However, the Applicant has
liaised considerably with the relevant statutory provider i.e., the Department of Education & Skills (“DES”)
throughout the pre-application consultation stage, as required by the Z15 zoning objective, to establish if a new
school would be required as part of a development proposal on the subject site. The outcome of these discussions
resulted in the DES indicating that they require a reservation for a school on the site to cater for their future needs,
as per their letter dated 11th August 2020 – a copy of which is enclosed in Appendix D of this Planning Report.
As such, the proposed development caters for an area of 0.5 hectares reserved for a school site, in the south-west
corner of the scheme, at the junction of Lynch’s Lane and Ballyfermot Road, which can be developed at a future
date as, and when, required by the DES. While the subject application does not seek permission for the construction
of a new school, the proposed layout has been carefully designed to ensure that a school of an appropriate size
can be accommodated on the reserved school site, which is catered for at an appropriate location allowing for a
prominent location and ease of future access. A feasibility was undertaken by the project architects to demonstrate
that the reserved site can accommodate either a 16 classroom school or a 32 classroom school to the satisfactory
standards of the DES and this information was shared with the DES during the course of discussions. We
understand that the DES are generally satisfied that the reserved school site can accommodate their needs subject
to appropriate conditions being attached to any forthcoming grant of permission, as per their letter dated 2nd
September 2021 which is enclosed within Appendix D of this Planning Statement – for further details please refer
to same.
In addition to the reserved school site, the development includes for 16 no. car parking spaces located in the
basement of Block H which are reserved for the sole use of the future school, as agreed between the Applicant and
the DES and as indicated on the relevant drawings for Block H submitted with the application.
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To summarise, the De La Salle Brothers informed the DES in 2018 of their intention to close the De La Salle
National School on the subject site. They then sold the site to the Applicant and fully vacated the site in 2019.
Therefore, it may be considered that there is no longer a need for the institutional use formerly associated with the
site. Nevertheless, the Applicant has consulted the relevant statutory provider (i.e., the Department of Education &
Skills) and has accommodated their requirements within the proposed scheme and, as such, it is considered that
the proposed development fully complies with the Z15 zoning objective attached to the site and that the site is being
developed in a sustainable manner which supports the objectives of both the CDP and the future requirements of
the DES. This assertion is also supported by the submitted Childcare & School Needs Assessment submitted with
the application for permission which considers that there is sufficient capacity within the receiving area to
accommodate the educational needs of the future residents of the development.
7.6.2. As noted in Section 7.6.1. above, where there is no longer a need for the existing institutional use on Z15 lands the
CDP states that a masterplan is required. To this end we refer you to the submitted Masterplan prepared by Delphi
Design which is enclosed with the application – please refer to same for full details. We also refer you to the
submitted Architectural Design Statement prepared by Delphi Design for further details.
With regard to the masterplan, the CDP states the following:
“The masterplan, which may necessitate a variation, shall set out a clear vision for the lands zoned Z15, to provide
for the identification of 25% of the lands for open space and/or community facilities instead of the 10-20% public
open space provided for in earlier in this chapter. This requirement need not apply if the footprint of the existing
buildings exceeds 50% of the total site area of the institutional lands.”
We note that the footprint of existing buildings on the subject site does not exceed 50% of the total site area, with
the existing site coverage being c. 9%, therefore the 25% open space/community facilities requirement applies to
the proposed development.
As required by the Z15 zoning objective, the proposed development caters for the provision of a minimum of 25%
of the total site area as open space and/or community facilities. This provision is catered for as follows:
a) 1.16 hectares (11,600 sq.m) of multi-use playing pitches located in the north-west of the development (equating
to 14% of the total site area). It has been agreed in principle with Dublin City Council that these playing pitches
will be taken in charge by the Local Authority. It is intended that the pitches will not be for the sole use of any
one club or sporting organisation and will be available for use by both future residents of the development and
the wider community in Ballyfermot. This ensures that the playing pitches will be an important community facility
for the wider area. In addition, their location proximate to the area being reserved for a school site allows for
possible shared use of the pitches by a future school.
b) 0.91 hectares (9,100 sq.m) of public open space (equating to 11% of the total site area) which is centrally located
within the proposed development between Block B, C, D, G & H, and strategically designed to provide for visual
and direct connectivity to Markievicz Park to the south / south-east of the site. Given the scale of the overall
development, the proposed public open space has been designed to cater for variety and visual interest. Central
to the scheme is a large multipurpose lawn area, including for seating and play areas for both younger and older
children, and catering for both passive and active recreation. This central area is linked to the urban streetscape
at Ballyfermot Road and Markievicz Park to the south / south-east via a more natural, biodiversity friendly
microforest, with several paths running through this area, forming part of an overall circular walk and running /
fitness route around the development, which provides for continuity with the existing form of Ballyfermot Road
and Markievicz Park. The central public open space is a usable, functional space, which provides for a variety
of activity choices across age groups as the flexible lawn spaces can be utilised for a variety of play
opportunities. This central area of open space moves southwards where a dense whip and feathered microforest
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planting is proposed along the biodiversity axis that visually and directly connects to Markievicz Park to the south
/ south-east of the site thus contributing to the wider green infrastructure network.
To summarise, the total site area is c. 8.3 hectares with the proposed development catering for 2.07 hectares of
open space, representing 25% of the total site area, which is in compliance with the requirements of the Z15 zoning
objective attached to the site.
It is also considered notable that, in addition to the above proposed 25% open space provision, the proposed
development also caters for:
▪ A new multi-functional community use facility (c. 92 sq.m) located on the ground floor of the Protected Structure
(at the eastern side of the building)
▪ A public plaza area (c. 621 sq.m) located to the south of Block H / north of Block A
▪ A public plaza area (c. 1,456 sq.m) located to the south of Block A / the Protected Structure which fronts onto
Ballyfermot Road
▪ An area of c. 1,445 sq.m along the northern boundary of the scheme which has been designed to be a usable
recreation space for fitness and running.
The plaza area to the south of Block A, fronting onto Ballyfermot Road, will activate the main street by widening the
pedestrian area, creating a plaza with amenity and seating opportunities which will invite people into the scheme.
A new pedestrianised street (between Blocks A & B) will connect this entrance plaza with the smaller plaza to the
south of Block H / north Block A which has potential for small local events, such as markets, adjacent to both the
proposed retail / café unit in Block H and the central public open space lawn. Central to the scheme and along the
northern and western boundary is a running and fitness trail, with fitness equipment proposed to promote activity
throughout the development.
While not open space, the proposed community use facility within the Protected Structure also complies with the
Z15 zoning objective to provide for “community uses”. It is considered that this flexible community space, dependant
on the tenant, will provide the opportunity to implement a range of programmes and services to benefit the
community, such as community drop ins, community breakfast clubs, and other supportive groups. The location of
the proposed community space fronting onto the new urban plaza at the front of the scheme, addressing Ballyfermot
Road, and adjacent to the proposed commercial unit in Block B, to its east, will ensure that there will be a consistent
level of activity to the front of the scheme thus catering for an enhanced sense of place and vibrancy at Ballyfermot
Road.
Furthermore, the proposed development includes for an area of 0.5 hectares reserved for future use as a school,
as agreed in principle with the Department of Education & Skills. Whilst this application does not seek permission
for a school, the school site shall remain reserved to accommodate a future school, until such time as the DES
confirms their intentions for same.
Taking all of the above into consideration, it is put forward that the proposed development fully complies with the
25% open space and/or community facilities requirement of the Z15 zoning objective.
7.6.3. With further regard to open space provision on Z15 lands, the CDP states that:
“The masterplan must incorporate landscape features which retain the essential open character of the lands zoned
Z15. It must also ensure that the space will be provided in a manner designed to facilitate potential for future public
use and protect existing sporting and recreational facilities which are available predominantly for community use.
The 25% public open space shall not be split up, unless site characteristics dictate otherwise, and shall comprise
mainly of soft landscaping suitable for recreational and amenity purposes and should contribute to, and create
linkages with, the strategic green network.”
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It is considered that the proposed development will have a significant positive impact on the surrounding area due
to the sustainable utilisation of these lands that are currently completely closed off from the public, which are
proximate to public transport infrastructure, employment locations, services, and facilities. For approximately 67
years the site was occupied and operated by the De La Salle Order as their place of residence and as a primary
school. It has been fully closed since 2019 and will now be replaced by a high-quality, aesthetically pleasing
development providing 927 no. residential units, with ancillary uses, a large quantum of public open space and
permeable links through the site, which will be a significant planning gain for the area and thus will be consistent
with the proper planning and sustainable development of the area.
As set out previously, given the private sale of the lands and departure of the De La Salle Order from the site, it
must be accepted that this site is surplus to their requirements for the purposes of their function. The adjoining Z15
lands to the west are in separate ownership and occupation and will remain available for institutional and community
uses, while the proposed development can facilitate connections to the remaining institutional lands via the site
layout plan and Lynch’s Lane to the west.
As is clearly demonstrated in the submitted drawings and reports that form part of the application, the Protected
Structure is being retained and renovated to accommodate childcare and community uses while an area of 0.5
hectares is being reserved to accommodate a future school as and when required by the DES, as agreed in principle
with the DES.
Furthermore, it is again noted that the proposed development requires 25% of the site area to be designated as
public open space in accordance with the Z15 zoning objective. While it has already been demonstrated throughout
Section 7 of this Planning Statement that the proposed development provides for 25% of the total site area (i.e.,
8.3 hectares) as open space, it is also considered relevant to note that the total site area / application site boundary
/ red line boundary on the submitted application drawings (8.3 hectares) includes for works to the existing
Ballyfermot Road and Lynch’s Lane. These works have been discussed with Dublin City Council and a letter of
consent from Dublin City Council for these works, dated 8th December 2021, is submitted with the application – a
copy of which is enclosed in Appendix E of this Planning Statement. As detailed on the enclosed letter of consent
from Dublin City Council the lands in their control included for within the total site area equate to 4,092 sq.m (c. 0.4
hectares). As such, it is considered that the developable site area (i.e., discounting lands in Dublin City Council’s
control) is 7.9 hectares (79,000 sq.m) and, therefore, it is considered that the proposed development requires 1.98
hectares (19,800 sq.m) of public open space (i.e., 25% of 7.9 hectares). As previously detailed in Section 7.6.2. of
this Planning Statement the proposed development puts forward 2.07 hectares of public open space provided for
in the form of:
a) 1.16 hectares (11,600 sq.m) of multi-use playing pitches located in the north-west of the development (equating
to 14.7% of the developable site area)
b) 0.91 hectares (9,100 sq.m) of public open space (equating to 11.5% of the developable site area) which is
centrally located within the proposed development between Block B, C, D, G & H, and strategically designed to
provide for visual and direct connectivity to Markievicz Park to the south / south-east of the site
To summarise, the total site area is c. 8.3 hectares with the proposed development catering for 2.07 hectares of
open space, representing 25% of the total site area, which is in compliance with the requirements of the Z15 zoning
objective attached to the site.
It is also considered that the developable site area (i.e., discounting proposed road works on lands under the control
of Dublin City Council) is c. 7.9 hectares with the proposed development catering for 2.07 hectares of open space,
representing 26% of the developable site area, which is again in compliance with the requirements of the Z15
zoning objective attached to the site.
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7.6.4. We note that the CDP states that:
“the 25% public open space shall not be split up, unless site characteristics dictate otherwise, and shall comprise
mainly of soft landscaping suitable for recreational and amenity purposes and should contribute to, and create
linkages with, the strategic green network.”
It should be noted that under the contract of sale of the subject lands to our client, the Applicant, that our client is
required to provide recreational open space that can accommodate a GAA size pitch which shall be made available
to local schools and sporting teams. The proposed development caters for 1.16 hectares (11,600 sq.m) that can
be used as an appropriately sized GAA playing pitch or subdivided into a number of smaller pitches for various
uses / teams etc.
Given the contractual obligation to provide the proposed playing pitch(es), and the locational context of the site, it
is considered that the optimum location for the proposed pitches is to locate them in the north-west corner of the
site which allows for them to (i) be easily accessed via Lynch’s Lane for both the wider community and future
residents of the development, (ii) enjoy proximate location to existing and future school uses and (iii) to create an
appropriate buffer between existing Z15 uses to the west and the proposed residential buildings within the
development.
Furthermore, given the need to reserve a site for a future school as part of the overall development, as agreed with
the DES, which is proposed in the south-west corner, adjacent to the proposed pitches and adjoining existing
educational uses to the west, a conscious decision was made to provide the remainder of the required 25% public
open space provision in the centre of the site. Considering the configuration and size of the site, as well as it’s
locational context, whereby the Chapelizod Bypass lies to the north and Markievicz Park lies to the south / southeast, the proposed development provides for 0.91 hectares (9,100 sq.m) east of the proposed pitches thus creating
a central open space that caters for various forms of recreation, and adjoins the main pedestrian entrance into the
scheme from Ballyfermot Road, as well as the proposed public plaza adjacent to Blocks A and H. This central open
space then moves southwards between Blocks B and C and creates a north-south green axis that connects the
central green space to the urban streetscape and Markievicz Park to the south / south-east thus creating and
enhancing the wider local green infrastructure network. The proposed open space incorporates microforest planting
and existing planting is to be retained as part of this open space.
The overall design rationale for the open space provision on the site is to provide for useable playing pitches for
both future residents and the wider community and this is achieved with over 11,000 sq.m of playing pitches
provided in an accessible location that has maximum advantage for usability by the wider community. It is intended
that these pitches will be taken in charge by Dublin City Council, as agreed in principle with Dublin City Council,
who will manage same thus ensuring use by the wider community.
Cognisance has also been paid to improving green infrastructure links by creating an open space that is both
visually and directly connected to Markievicz Park to the south / south-east. The proposed development includes
for a new pedestrian crossing on Ballyfermot Road that will connect the proposed open space to Markievicz Park
which will not only improve the existing green infrastructure network of the environs but also invite people into the
scheme thus opening up these heretofore relatively private lands for use and enjoyment for the wider community,
which is a much improved scenario from the current gated and unused situation on the site.
Overall, it is considered that the layout of the public open space will become a significant public amenity for the
area. Natural play facilities for the scheme have been provided at various locations throughout the public open
space, specifically aimed at children to reconnect with nature, and there will also be seating provided throughout.
The design and location of the central open space compliments the proposal to have a public plaza to its west
(between Blocks A & H) that may cater for events such as small markets. This space then connects to the main
pedestrian street into the development off the Ballyfermot Road (between Blocks A and B). This pedestrian street
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has public plazas at either end with non-residential uses at ground floors (retail / café use in Block H, commercial
use in Block B, as well as the community & childcare uses in the Protected Structure). It is considered that the
provision of a high-quality useable public park on the site with a connection to the public plaza areas will be a
significant planning gain for the area, allowing access to these currently inaccessible private lands. The adjoining
plaza areas will provide a meeting point for the public to sit and talk and to hold local events.
It is also important to note that while the primary 25% public open space provision is proposed in two components
i.e. (i) the proposed pitches in the north-west of the scheme, and (ii) the central open space that weaves its way
southwards to the edge of the site at Ballyfermot Road allowing for visual connectivity and physically accessibility
to Markievicz Park, both proposed spaces are also connected. There is limited separation between these two open
spaces as the proposed public plaza at the south-west corner of the central open space extends westwards to meet
the primary access route through the site, with the proposed pitches on the opposite side of same. The landscape
rationale and proposals submitted with the application detail that a running / fitness trail is proposed around and
through the site which again connects both spaces.
The transformation of the proposed central open space (that forms part of the 25% public open space requirement)
into a public park will ensure that the site is opened up to new recreational useability for both the new and existing
community. The central open space will be high-quality and functional and will provide a wide variety of activities
for the residents and public to utilise, which include publicly accessible walkways, grassland, benches, jogging
route, fitness areas and active and passive play areas.
We note that the CDP states:
“It must also ensure that the space will be provided in a manner designed to facilitate potential for future public
use and protect existing sporting and recreational facilities which are available predominantly for
community use.”. [Our Own Emphasis Added].
The subject site was always in the ownership / control of the De La Salle Order providing for educational use. The
lands to the rear of the school buildings were used for recreational purposes associated with the former school
while the De La Salle GAA club were also allowed to use the lands by the De La Salle Order. However, since the
sale of the lands to the Applicant and the departure of the De La Salle Order from the lands, the overall site has
been secured and closed to the public. The proposed development seeks to provide multi-use playing pitches that
will be open and accessible to the public, including the wider existing community, and are to be taken in charge by
the Local Authority to ensure maximum availability of usage. The proposed pitches will significantly increase the
provision of public recreational facilities in the area, and thus, rather than “retaining” sporting and recreational
facilities at the subject site for public use (where there currently is none), it is considered that the proposed
development will provide a large new amenity for the public.
7.6.5. In addition to the 25% public open space provision, other areas of open space provided for as part of the overall

development include two public plaza areas, one to the front of the Protected Structure (1,456 sq.m), fronting onto
Ballyfermot Road, and one between Blocks A and H (621 sq.m).
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Figure 8 - Extract from submitted Landscape Design Statement.
The above extract illustrates connectivity and proximity of the proposed 25% public open space provision on site.

The proposed development will open up the site to the public realm by removing the current gated / walled scenario
and create a new urban plaza to the front of the Protected Structure which will cater for amenity and provide for
animation and activity. It is also considered that the creation of this new urban plaza at Ballyfermot Road will
reinforce the status of the Protected Structure by creating a sense of bringing the building closer to the public as
opposed to its current setting behind walls/railings. Off this plaza, a new pedestrian street is proposed which brings
people into the scheme, passing by the Protected Structure into the heart of the development. This new pedestrian
street terminates at another plaza (between Blocks A & H) where it adjoins the central public open space. A
proposed retail/café unit on the ground floor of Block H will animate this space on the corner, facing the park, which
can serve for events such as small markets.
A new recreational strip along the northern boundary is created (1,445 sq.m). This strip will cater for part of an
overall running / fitness trail around the development providing for more active recreation. It is considered that the
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subject application serves to open up the lands within the Applicant’s control for the first time as, aside from the
previous school use on the site, the lands have never really been opened up to wider use by the public, whereas
the current proposal now seeks to provide 25% of the total site area as open space that will be available to the
wider community as well as future residents of the development.
As detailed in Section 7.6.3. of this Planning Statement, when lands in the control of Dublin City Council are
discounted (as per the enclosed letter of consent submitted with the application i.e., proposed works to Ballyfermot
Road and Lynch’s Lane) 26% of the developable area is provided as useable public open space.
7.6.6. The public open space will be delivered with soft and hard landscaping and includes play areas and outdoor fitness
equipment, in addition to pathways for running, pedestrians and cyclists to utilise. The scheme layout will improve
legibility in the area and the proposed development will integrate into the surrounding context having regard to the
creation of new public plazas and open spaces, in addition to the permeable links, the height transitions, the
setbacks provided from boundaries and the breakdown in massing provided. The rejuvenation of the old school
(the Protected Structure) into childcare and community uses as part of the proposed development will also
contribute towards the assimilation of the scheme into the surrounding community and the improved character of
the Protected Structure will benefit from enhanced views and use via the newly proposed urban plaza to the front
of the building at Ballyfermot Road. Therefore, it is clear that the proposed development incorporates a detailed
landscaping strategy that has been “designed to facilitate potential for future public use”, particularly having regard
to the attractive and high-quality public open space provided, where wider public access has not been previously
available.
Landscaping details for the proposed development have been prepared by Mitchell + Associates and are enclosed
with the application – for full details please refer to same. The enclosed landscaping plans ensure that the
development is appropriately landscaped with the proposed open space provision catering for sporting and
recreational facilities, most notably the proposed multi-use playing pitches in the north-west of the scheme. It is
important to note that the proposed multi-use playing pitches are to be offered for taking in charge and managed
by Dublin City Council – as agreed in principle between the Applicant and the Local Authority – and that the playing
pitches will not be for the sole use of any one club or sporting organisation. Therefore, it is considered that future
public use and sporting / recreational use is fully protected for the wider community.
7.6.7. To summarise, it is considered that all the foregoing in Section 7.6. of this Planning Statement has clearly
demonstrated that the proposed development fully complies with the requirements of the Z15 zoning objective
attached to the site if it is deemed by An Bord Pleanála that there is no longer a need for institutional use on the
site.
7.7. Where there is an existing institutional and/or community use
7.7.1. While it is considered that there is no longer a need for institutional use on the subject site; in the event that it is
deemed by An Bord Pleanála that there is an existing institutional and/or community use on the site, this section of
the Planning Statement demonstrates how the proposed development complies with the requirements of the CDP
i.e., the Z15 zoning objective.
7.7.2. It should again be noted that the proposed development includes a site of 0.5 hectares that is to be reserved to
accommodate a future school as, and when, required by the DES, as has been agreed with the DES in principle –
please refer to the letter prepared by the DES which is submitted with the application (a copy of which is also
enclosed in Appendix D of this Planning Statement). The reserved site shall remain reserved to accommodate a
school in the future, upon confirmation from the DES as to their requirement/need for same.
In addition, the Protected Structure is proposed to accommodate community use space (i.e., 92 sq.m) on the ground
floor at the eastern side of the building. Therefore, while the last use on the site prior to its acquisition by Applicant
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was educational / institutional use, it is also put forward that institutional and community uses are being catered for
as part of the proposed development in addition to the predominant proposed residential use of the site.
7.7.3. The CDP notes that where there is an existing institutional and/or community use, any proposed development for
’Open for Consideration’ uses (which includes “residential” use) on part of the landholding, is required to
demonstrate to the Planning Authority:
1. how the proposal is in accordance with and assists in securing the aims of the zoning objective
2. how it secures the retention of the main institutional and community uses on the lands, including space for any
necessary expansion of such uses
3. how it secures the retention of existing functional open space e.g., school playing fields; and
4. the manner in which the nature and scale of the proposal integrates with the surrounding lands.
The CDP also states that a masterplan may assist in demonstrating how the requirements of this paragraph may
be satisfied. To this end we again refer you to the submitted Masterplan prepared by Delphi Design which is
enclosed with the application – please refer to same for full details. We also refer you to the submitted Architectural
Design Statement prepared by Delphi Design for further details.
Since 2019, the subject lands have not been in use by the De La Salle Order and remain vacant and underutilised.
However, considering the current Z15 land use zoning objective attached to the site, as well as the need for the
proposed development to demonstrate its compliance with the requirements in relation to the Z15 zoning,
notwithstanding the lands are no longer in active use, we have provided a response to each Z15 zoning criterion in
Tables 6-9 on the subsequent pages.

DE LA SALLE SHD

PLANNING STATEMENT

45 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

Requirement
Development
Compliance

Demonstrate: “How the proposal is in accordance with and assists in securing the aims of the zoning
objective”
The Z15 zoning objective seeks to: “protect and provide for institutional and community uses.” In compliance
with this objective the proposed development puts forward the following:
(1) The proposed development caters for an area of 0.5 hectares reserved for a school site in the south-west of
the development, located at the junction of Lynch’s Lane and Ballyfermot Road. The reserved school site is
put forward as part of the development proposal following detailed discussions between the Applicant and
the Department of Education & Skills. The area reserved for a school site can be developed in the future as,
and when, required by the Department of Education & Skills, to accommodate a 16-32 classroom school,
thus ensuring that the proposed development is protecting, and providing for, continued institutional use on
the site. A letter confirming that the Department of Education & Skills is satisfied in principle with the area
reserved for a school site is enclosed with this application – please refer to same for details (Appendix D of
this Planning Statement). We also note that the Department of Education & Skills intend to submit an
independent observation on the application to this affect.
The reserved school site is of a size capable of accommodating a 16-32 classroom school and associated
requirements. While the subject application does not seek permission for the construction of a new school,
the proposed layout has been designed to ensure that development of a future school has been appropriately
considered.
It should also be noted that a Childcare and School Demand Assessment has been prepared and is submitted
as separate document as part of the application and considers that there are sufficient school places currently
available in the area to cater for the school going needs that may be generated the development – please
refer to same for details.
The provision of a reserved school site as part of the development ensures that the proposed development
protects, and provides for, institutional uses on the site.
(2) The proposed development caters for multi-use playing pitches (1.16 hectares) in the north-west of the
development, with access provided from Lynch’s Lane. The playing pitch area is capable of supporting a full
sized GAA pitch and can also accommodate sports with a smaller field requirement e.g., soccer. The playing
pitch area will be taken in charge by Dublin City Council, as agreed in principle with the Dublin City Council,
will not be for the sole use of any one club or sporting organisation, and will be available for use by the wider
community.
The provision of the playing pitches as part of the development ensures that the proposed development
protects, and provides for, community uses on the site.
(3) In addition to 1 & 2 above, careful consideration has been paid to the Protected Structure on the site to
ensure that it is available for the use and enjoyment by the wider community in the years to come. As such,
a new community use facility, open to all, is proposed on the ground floor of the Protected Structure. This
community use facility is comprised of a community use room (c.61m 2) and ancillary
reception/kitchen/bathroom area (c.31m 2). The community use facility has its own separate access door on
the eastern side of the Protected Structure.
The provision of this community facility ensures that the proposed development protects, and provides for,
community uses on the site.
Taking into account all the above, it is put forward that the proposed development appropriately provides for
continued institutional and community uses on the site and therefore is in accordance with, and assists in
securing the aims of, the zoning objective.

Table 6 - How the proposed development accords with / secures the aims of the zoning objective.
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Requirement

Demonstrate “How it [the proposal] secures the retention of the main institutional and community uses
on the lands, including space for any necessary expansion of such uses”

Development
Compliance

Prior to its acquisition by the Applicant, the last use associated with the subject site was that of a school, with
associated playing pitches. The subject application secures the retention of these institutional and community
uses on the site by virtue of the following:
(1) The proposed development caters for an area of 0.5 hectares reserved for a school site in the south-west of
the development, located at the junction of Lynch’s Lane and Ballyfermot Road. The reserved school site is
put forward as part of the development proposal following detailed discussions between the Applicant and
the Department of Education & Skills. The area reserved for a school site can be developed in the future as,
and when, required by the Department of Education & Skills, thus ensuring that the proposed development
is protecting, and providing for, continued institutional use on the site. The site shall remain reserved for use
as a school site until confirmation is received from Department of Education & Skills otherwise. A letter
confirming that the Department of Education & Skills is satisfied in principle with the area reserved for a
school site is enclosed with this application – please refer to same for details (Appendix D of this Planning
Statement).
The reserved school site is of a size capable of accommodating a 16-32 classroom school and associated
requirements. While the subject application does not seek permission for the construction of a new school,
the proposed layout has been designed to ensure that development of a future school has been appropriately
considered, with future access and transport arrangements accommodated as part of the overall
development proposal.
The provision of a reserved school site as part of the development ensures that the proposed development
secures the retention of the (last) main institutional use on the site.
(2) The proposed development also caters for multi-use playing pitches (1.16 hectares) in the north-west of the
development, with access provided from Lynch’s Lane. The playing pitch area is capable of supporting a full
sized GAA pitch and can also accommodate sports with a smaller field requirement e.g., soccer. The playing
pitch area will be taken in charge by Dublin City Council, as agreed in principle with the Dublin City Council,
will not be for the sole use of any one club or sporting organisation, and will be available for use by the wider
community.
The provision of the playing pitches ensures that the proposed development secures the retention of
community uses on the site.
(3) In addition to 1 & 2 above, careful consideration has been paid to the Protected Structure on the site to ensure
that it is available for the use and enjoyment by the wider community in the years to come. As such, a new
community use facility, open to all, is proposed on the ground floor of the Protected Structure. This community
use facility is comprised of a community use room (c.61m 2) and ancillary reception/kitchen/bathroom area
(c.31m2). The community use facility has its own separate access door on the eastern side of the Protected
Structure.
The provision of this community facility ensures that the proposed development secures the retention of
community uses on the site.
Taking into account all the above, it is considered that the proposed development appropriately caters for the
retention of the (last) main institutional and community uses located on the site, including space for any necessary
expansion of such uses.

Table 7 - How the proposed development secures retention of the main institutional / community use.
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Requirement

Demonstrate “How it [the proposal] secures the retention of existing functional open space e.g. school
playing fields”

Development
Compliance

The site is currently secured, closed off from public access and vacant, offering no amenity or recreational value
to the wider community. However, the proposed development, in accordance with its Z15 land use zoning
objective, provides for 25% of the total site area to be given over to open spaces, which are provided as follows:
(1) 1.16 hectares (11,600 sq.m) of multi-use playing pitches located in the north-west of the development
(equating to 14% of the total site area). The location of the playing pitches has been carefully considered to
ensure ease of access from the existing Lynch’s Lane / existing educational facilities to the west of the site,
as well as the area of land within the development which is reserved for a school site in the south-west of the
scheme. It has been agreed in principle with Dublin City Council that these playing pitches will be taken in
charge by the Dublin City Council. It is intended that the pitches will not be for the sole use of any one club
or sporting organisation and will be available for use by both future residents of the development and the
wider community in Ballyfermot. This ensures that the playing pitches will be an important community facility
for the wider area. In addition, their location proximate to the area being reserved for a school site allows for
possible shared use of the pitches by a future school).
The provision of the playing pitches ensures that the proposed development not only secures the retention
of existing functional open space but, in fact, greatly enhances the current situation, as the site is currently in
private ownership and closed off to public use.
(2) 0.91 hectares (9,100 sq.m) of public open space (equating to 11% of the total site area) which is centrally
located within the proposed development between Block B, C, D, G & H, and strategically designed to provide
for visual and direct connectivity to Markievicz Park to the south / south-east of the site. Given the scale of
the overall development, the proposed public open space has been designed to cater for variety and visual
interest. Central to the scheme is a large multipurpose lawn area, including for seating and play areas for
both younger and older children, and catering for both passive and active recreation. This central area is
linked to the urban streetscape at Ballyfermot Road and Markievicz Park to the south / south-east via a more
natural, biodiversity friendly microforest, with several paths running through this area, forming part of circular
walk and the running and fitness route around the development, which provides continuity with the existing
form of Ballyfermot Road and Markievicz Park. The central public open space is a usable, functional space,
which provides for a variety of activity choices across age groups as the flexible lawn spaces can be utilised
for a variety of play opportunities. This central area of open space moves southwards where a dense whip
and feathered microforest planting is proposed along the biodiversity axis that visually and directly connects
to to Markiewicz Park to the south / south-east of the site thus contributing the wider green infrastructure
network.
The provision of this open space ensures that the proposed development not only secures the retention of
existing functional open space but, in fact, greatly enhances the current situation, as the site is currently in
private ownership and closed off to public use.
To summarise, the gross site area is 8.3 hectares with the proposed development catering for 2.07 hectares of
open spaces, representing 25% of the total site area, in compliance with the requirements of the Z15 land-use
zoning objective attached to the site.
As outlined above, the site is currently secured, closed off from public access, vacant, and offers no amenity or
recreational value to the wider community. The public have never enjoyed any right of access to these privately
owned lands. The grounds to the rear of the former school buildings were used in association with the school, with
the De La Salle Order allowing the local GAA club to use same in the past, but the Ballyfermot De La Salle GAA
club have access to other grounds in the locality. In the event that the permission being sought is granted, access
will be opened up to the public to the 2.07 hectares of public open space to be provided as part of the development.
The proposed development will involve construction of buildings, including hard and soft landscaping works, to
open up the entire site from its current closed condition, thus making it useable for the wider public and residents.
It is put forward that the proposed development will not ‘remove’ existing functional open space from Z15
Institutional lands as none of the lands within the Z15 zoning have ever been publicly accessible as they have all
been privately owned heretofore. On the contrary, the proposed development will provide significant new public
open spaces on the subject site for the first time, which can be utilised and enjoyed by the wider community. The
opening up of the site to the public will provide significant additional open spaces, including multi-use playing
pitches, for the surrounding neighbourhood to utilise, which is a significant planning gain given that the lands have
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been closed up since 2019. This will improve the public open space provision at the subject Z15 lands rather than
simply securing the retention of existing functional open space (which is not the case given the current secure
nature of the site).
In addition, we note that there are multiple pedestrian points provided to access the public open space from outside
the site. The public open spaces incorporated into the scheme will provide a wide variety of activities such as
publicly accessible walkways, grassland, benches, jogging route, fitness areas and play, which may be enjoyed
by residents and wider members of the public.
It is considered that the proposed development retains open space on the site but also significantly improves the
former situation. As the site was formerly in use as a school, it is considered that the proposed development adds
to existing public open space available for the wider community. The proposed development retains playing pitches
on the site but makes them available for use by the wider community through opening up the lands and providing
for new public open spaces that will be open for use / enjoyment by both future residents of the development and
the wider community. The design / layout of the proposed public open space caters for a green link to Markievicz
Park, to the south / south-east, thus creating the sense of an extended public open space on both sides of
Ballyfermot Road.
The proposed central open space will contain both hard and soft landscaping and a variety of features which will
aid the variety and enjoyment of public open space in the area – for full details please refer to landscape documents
/ drawings prepared by Mitchell + Associates which are enclosed with the application.
Taking into account all the above, it is considered that the proposed development both secures the retention of,
and adds to, existing functional open space on the site.
Table 8 - How the proposed development secures retention of existing open space.
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Requirement

Demonstrate “The manner in which the nature and scale of the proposal integrates with the surrounding
lands”

Development
Compliance

Careful consideration has been given in the proposed design / layout to ensure that an integrated approach is
taken to the surrounding land uses, with the height, scale, and massing, of the proposed development being
informed by the strategic location of the site, adjacent to an existing public transport corridor, while also taking
cognisance of surrounding development.
In the south-west of the proposed development, an area of 0.5 hectares is reserved for a school site. In the northwest of the proposed development, multi-use playing pitches are catered for (1.16 hectares), which are intended
to be taken in charge by Dublin City Council. The strategic location of the reserved school site and the multi-use
playing pitches allows for integration between these elements of the proposed development and the
adjoining/existing institutional and educational uses to the west (remaining on Z15 zoned lands under third party
ownership) to the immediate west of the site. The location of the proposed playing pitches / reserved school site
also allows for safe access and movement to same via Lynch’s Lane, along the western boundary of the site, and
in some respects will act as a buffer / transition zone between proposed residential elements of the development
and existing Z15 lands / institutional & community uses.
To the south / south-east of the site, Markievicz Park represents a notable landmark and key feature of the existing
green network of the city (being c. 5.25 hectares in area). The proposed layout has been designed to ensure that
connectivity and permeability is provided between Markievicz Park and the proposed development.
The central area of public open space within the scheme is integrated to Markievicz Park via an extension of this
space between Blocks B & C, which caters for a pedestrian desire line between the development and Markievicz
Park. The design of Block B, and the layout of public open space as it meets Ballyfermot Road, has been
strategically considered to align with the north-west corner of Markievicz Park so as to create the feeling of an
extended public open space on both sides of Ballyfermot Road. This is further aided by the siting of Block C within
the scheme caters for a desire line between existing central gate of Markievicz Park and the development. An area
of hard landscaped, more urban, open space, in the form of a plaza area, is catered for between Blocks A & H to
allow for pedestrian permeability to the playing pitches in the north-west of the development.
As such, the proposed layout is considered to cater for a pedestrian priority route from the north-west of the
development moving south-eastwards to Markievicz Park on the opposite side of Ballyfermot Road. A proposed
new pedestrian crossing on Ballyfermot Road further enables the physical connection of the proposed open space
to Markievicz Park and is strategically located adjacent to the proposed open space between Blocks B & C. (Note:
the proposed pedestrian crossing has been discussed with both the National Transport Authority and Dublin City
Council in terms of future BusConnects along Ballyfermot Road).
The presence of the Protected Structure on the site has also been a key consideration in the design process. The
Protected Structure is to be retained, with modifications, and incorporated into the development. It is proposed to
cater for a 2 storey childcare facility within the Protected Structure, which is an appropriate use that acts as a link
to the former educational use of the building. To ensure that the Protected Structure forms a part of life for the
wider community in the years to come, a community use facility is also proposed on the ground floor of the
Protected Structure at the eastern side of the building.
Furthermore, a new urban plaza is proposed to the front (south) of the Protected Structure to cater for an enjoyable,
usable, space in front of the building which will allow the Protected Structure to be fully appreciated by passersby. This new plaza opens up the site from its current and traditional gated condition and creates a pedestrian
friendly environment to the front of the scheme, as it addresses Ballyfermot Road, allowing those coming from
Ballyfermot District Centre to safely make their way towards Markievicz Park and Dublin City centre. (It should also
be noted that the design of proposed layout also takes into account the area required to accommodate the future
BusConnects Corridor on Ballyfermot Road and the proposed development will not be impacting on same). To the
rear of the Protected Structure a new building is proposed, the design of which steps from 2 storeys at its southern
elevation to 5 storeys at its northern elevation to ensure that this new building does not dominate, and indeed
frames, the Protected Structure.
The siting of Block B within the scheme, which includes for a commercial unit on the ground floor at the south-west
corner of the building, sits slightly forward of the neighbouring Protected Structure aiding the creation of a sense
of place / activity around the Protected Structure / the urban plaza to the front of the scheme, bringing new life and
vibrancy to both the Protected Structure and the Ballyfermot Road streetscape.
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As it addresses Ballyfermot Road, Block B is 5 storeys stepping up to 6 storeys as the curvature of Ballyfermot
Road changes, allowing the block to appropriately address both the north-west corner of Markievicz Park and the
north-east corner of Garryowen Road. Along its western elevation, Block B briefly steps down from 5 storeys to 2
storeys as looks onto the north-east corner of the Protected Structure, with terraces provided for 2 no. second floor
apartments allowing residents of these apartments to gain a pleasant view of the Protected Structure. The building
then steps back up to 3, 4, and ultimately, 8 storeys at its northern elevation corresponding with the stepped design
of Block A and creating a strong edge to the central public open space within the development.
The design and siting of Block C takes into account the curvature of Ballyfermot Road, catering for a pedestrian
desire line from the existing central gate at Markievicz Park to the proposed public open space between Blocks B
& C. The design of Block C also considers the levels and falls in the site as it slopes from west to east. Block C
steps from 7 storeys to 2 storeys to 6 storeys as one moves from west to east along Ballyfermot Road, allowing
the building to appropriately address the south-east corner of the site and the proposed new vehicular access at
Ballyfermot Road. The largely 2 storey elements of Block C, as it fronts onto Ballyfermot Road, ensures that
existing visual amenity and enjoyment of Markievicz Park is maintained and enhanced.
At the eastern boundary of the site, Block E caters for 2-3 storey duplex / triplex units, with rear gardens, ensuring
that the existing amenity of The Steeples residential estate to the immediate east is appropriately protected. To
the west of Block E, Block D steps from 4 storeys to 7 storeys along its eastern elevation. From this perspective,
the design of Block D allows the 4 storey element to integrate with the 2-3 storey heights of Block E as well as the
existing 2-3 storey buildings at The Steeples, before rising to 7 storeys as the site opens up to address the northeast corner of the site / the Chapelizod bypass.
The tallest elements of the proposed development are located around the proposed central public open space,
creating a sense of urbanity with an appropriate scale and definition. As they address the central public open
space, the proposed blocks cater for buildings with maximum heights of 13 storeys (Block H); 10 storeys (southwest corner of Block F & south-east corner of Block G); 8 storeys (Block B); and 7 storeys (Block D). These stated
building heights are a maximum, with individual blocks appropriately stepped in height where necessary – for full
details on the rationale behind the design of each individual block please refer to the submitted “Masterplan” and
the submitted “Architectural Design Statement” prepared by Delphi Design which accompany the application as a
separate standalone documents.
When viewed from the west, along the area reserved for a school site / the multi-use playing pitches, Blocks A, H
& G, step up from 2 storeys to 5 storeys (Block A), 10 storeys (Block H) and back down to 9, 7 & 5 storeys (Block
G creating an appropriate sense of scale along these open spaces, while also integrating with the surrounding
development to the south (existing 2 storey housing) and north (the Chapelizod Bypass).
It is considered that the proposed development, through its layout and design, caters for a sense of place which
will make a positive contribution to the existing urban neighbourhood and streetscape and appropriately responds
to its surroundings.
The scheme layout will improve legibility in the area and the proposed development will integrate into the
surrounding context having regard to the large open spaces, the permeable links, the height transitions, the
setbacks provided from boundaries and the breakdown in massing proposed. The scheme is in accordance with
Section 14.7 of the existing Dublin City Development Plan 2016-2022 which notes that abrupt transitions in scale
and use should be avoided in areas proximate to other zoning objectives. The proposed layout has sets back
much of the development from the surrounding areas having regard to public open space and roads and, in
addition, the eastern boundary is made up of modest 2-3 storey buildings for example, which highlights that the
proposed development has appropriately considered the transition between the development and its nearest
neighbours to the east (i.e., at The Steeples). Section 16.10 of the existing Dublin City Development Plan 20162022 has also been duly considered during the preparation of the subject application to ensure the proposal will
integrate with surrounding lands i.e., such as in relation to aspect, natural lighting, sunlight, layout and private open
space.
The rejuvenation and integration of the Protected Structure within the development will also contribute towards the
assimilation of the scheme into the surrounding environment and the improved character of these structures will
benefit from enhanced views and integration through the removal of the existing front boundary arrangement and
the creation of a new urban plaza to the front along Ballyfermot Road, increasing animation and usability here. A
significant effort has been made by the design team to provide well considered and interesting building forms which
enhances legibility, wayfinding, and connectivity within the site for future residents and the existing wider area,
thus appropriately integrating with the surrounding area.
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Taking into account all the above, it is put forward that the nature and scale of the proposed development
appropriately integrates with the surrounding lands while also providing for much needed housing on a prominent,
underutilised, and currently vacant site. For further details on the design rationale behind the design of each
individual block please refer to the submitted “Masterplan” and the submitted “Architectural Design Statement”
prepared by Delphi Design which accompany the application as a separate standalone documents.
Table 9 - How the proposed development integrates with surrounding lands.

7.7.4. In summary, the subject site is considered to represent a highly suitable location for the provision of new residential
development within the existing urban environs of Dublin. The proposed development complies with the
requirements of the Z15 land-use zoning objective attached to the site, as follows:
▪

Institutional use is secured, and provided for, in the subject application through the reservation of 0.5 hectares
for a school site which can be developed as, and when, required by the Department of Education & Skills.

▪

25% of the total site area is being utilised for open space as required by the Z15 zoning objective in the form of:
(i) multi-use playing pitches (1.16 hectares) in the north-west of the development; and (ii) public open space of
0.91 hectares which is designed to be centrally located and provide for physical and visual connectivity to
Markievicz Park.

7.7.5. Taking all of the foregoing into consideration, it is put forward that the proposed development fully complies with,
and supports, the Z15 zoning objective for the site; secures the retention of the last main institutional and community
uses on the site prior to it being acquired by the Applicant; secures the retention of, and increases the quantum of,
functional open space; and puts forward a scheme of an appropriate scale which has been carefully designed to
integrate with the surrounding land uses and minimise impact on existing residents in the area.
7.8. The proposed development will significantly contribute to housing supply by converting previously inaccessible,
private, lands to publicly available housing units with large open spaces, which is consistent with the Z15 zoning
objective and will also contribute to the city’s strategic green infrastructure networks by providing public routes
through the site within the landscaping layout. The proposed development will thus facilitate connections for the
public through the site towards Markievicz Park and other green infrastructure areas, which will positively contribute
to, and create linkages with, the surrounding strategic green network. It is clear that the proposed development will
significantly contribute to the existing green infrastructure of Dublin City.
7.9. To summarise, it is considered that all the foregoing in Section 7.7. of this Planning Statement, in particular Tables
6-9 have clearly demonstrated that the proposed development fully complies with the requirements of the Z15
zoning objective attached to the site if it is deemed by An Bord Pleanála that there is an existing institutional and/or
community use.
7.10. Further details of the development strategy / compliance with zoning objective attached to the site can be found in
the Applicant’s ‘Statement of Response to An Bord Pleanála’s Notice of Pre-Application Consultation Opinion’ which
is submitted with the application as a separate document – please refer to same. Please also refer to the submitted
‘Statement of Consistency’, ‘Masterplan’ and ‘Architectural Design Statement’ prepared by Delphi Design for further
details.
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Markievicz Park

Figure 9 – Extract from CDP “Fig.14 Strategic Green Network”.
The above extract identifies location of Markievicz Park within same which the proposed development will connect to, increasing and
ameliorating the Green Infrastructure Network of the city.
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8.0. Protected Structure
8.1. There is a Protected Structure on the subject site (RPS Ref No. 8784) which was added to Dublin City Council’s
Record of Protected Structures in February 2020 i.e., after the Applicant acquired the site in 2018 and after initial
Section 247 meetings were held with Dublin City Council in 2019.
The Protected Structure is comprised of the Central Classroom Block (including 2 no. staircase towers, 2 no.
flanking single storey loggia and principal paired entrance gate piers only) of the former De La Salle National School.
The Protected Structure is illustrated in Figure 10 below.

Figure 10 - The Protected Structure on site (outlined in red).

8.2. The east and west wings of the former school do not form part of the Protected Structure and the proposed
development seeks permission for the demolition of the east and west wings of the former school (c. 1,250 sq.m &
c. 1,244 sq.m respectively), along with the other existing buildings / shelters on site located to the rear of the
Protected Structure (c. 1,818 sq.m).
Located in the eastern part of the site is the Mount La Salle building, which is also known as the “Monastery”. This
building is not listed as a Protected Structure; however, it does feature in the National Inventory of Architectural
Heritage (Reg. No. 50080372). While the building was once of architectural, historical, and social interest, it is
currently derelict, with the building being subject to trespassing and vandalisation in the time since the De La Salle
Order vacated the site. The proposed development also seeks permission for the demolition of the Mount La Salle
building (c. 1,700 sq.m).
8.3. The proposed development seeks permission for the renovation and change of use of the Protected Structure from
its previous educational use to: (a) proposed childcare use on the ground & first floors (c.1,005 sq.m) and (b)
community use (c. 92 sq.m) on the ground floor.
The proposed development also seeks permission for the demolition of the rear return of the Protected Structure
and the 2 no. flanking single storey loggia, and the relocation of the principal paired entrance gate piers on
Ballyfermot Road inwards (northwards) to the site.
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8.4. Chapter 11 ‘Built Heritage and Culture’ of the existing Dublin City Development Plan 2016-2022 (CDP) has regard
to works on, and within the curtilage of, Protected Structures. It is noted that the CDP states an assessment of the
special interest of the Protected Structure should accompany any planning application. The CDP also states that
proposals involving works to Protected Structures should be supported by detailed drawings, photographs, and
schedules of works and materials. In compliance with same, the subject application is accompanied by a Heritage
Impact Assessment (HIA) prepared by Dermot Nolan, Conservation Architect (Grade 2). The subject application
also includes for drawings, photographs, and details of materials for works to the Protected Structure which have
been prepared by Delphi Design. Please refer to all relevant drawings and the HIA for full details in relation to the
Protected Structure.
8.5. The HIA which accompanies the application includes a description of the existing environment from a cultural
heritage perspective and describes the known archaeological monuments in the environs. It identifies potential
impacts and recommends mitigation measures where appropriate. The HIA report states (in Section 4.2), in relation
to existing buildings on the site, that:
“the general undistinguished aesthetic of the buildings and the lack of character which might have contributed to
any architectural interest are thought to be the reasons (a) they have not been fully included in the RPS and (b) in
the case of the monastery, is rated only as of Local importance in the NIAH survey.”
The HIA goes onto assert that (in Sections 4.4 & 4.5):
“The school and monastery are typical of those built between 1930 and 1960 by the Religious Orders in Ireland.
Like many other such institutions, they are undistinguished. Essentially, the original fabric of the school is intact
whereas that of the monastery is compromised by vandalism.”
And concludes that (in Section 7.3):
“On account of the connections the buildings have with the Clergy and their involvement with the education system
during the twentieth century, the retention of the central block is considered appropriate. Otherwise, the buildings
are not considered of any significance.”
Most importantly, the HIA concludes (in Section 7.6) that, while the consultant conservation architect endorses the
decision of Dublin City Council to afford Protected Structure status to the central block of the school, he considers
that:
“In the circumstances, I believe it is quite acceptable to permit the demolition of (a) those parts of the school which
are not listed in the RPS, and (b) the monastery.”
Based on the assessment of existing buildings on the site, summarised above and fully detailed in the submitted
HIA, it is considered that the demolition of the Mount La Salle “Monastery” building, the east & west wings of the
former school buildings, other existing buildings and shelters on the site, all of which are not Protected Structures,
is appropriate.
8.6. The proposed development includes for demolition of parts of the Protected Structure, namely: (a) the rear return
of the building and (b) the 2 no. flanking single storey loggia.
Rear Return
8.6.1. Regarding the rear return of the Protected Structure, its former function was that of the toilet block for the De La
Salle school. In his assessment of the rear return of the building the consultant conservation architect asserts in his
HIA (in Section 4.12) that:
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“It is thought that the inclusion of the toilet block in the RPS is not warranted. In fact, it is thought that the retention
of the toilet block is harmful to the character of the main building.”
Section 6.2 of the HIA goes on to detail that, having assessed the rear return of the building, this part of the building
is a “lesser appendage” which is “fundamentally unremarkable”, “not readily adaptable for other uses” and “detracts
from the simple and robust appearance of the central block.”
It is the opinion of the consultant conservation architect that the rear return should be removed, and that the removal
of the rear return would have an overall positive impact. In support of this view, the HIA quotes the ‘Architectural
Heritage Protection; Guidelines for Planning Authorities’ (2011) which states that:
“There may be cases where an existing addition is of little architectural quality, or is even damaging, to the original
architectural design. This may arise, for example, where a … poor-quality extension has unbalanced a good
symmetrical façade. Partial demolition may be permitted in such cases, providing it can be achieved without any
adverse structural or architectural impact on the protected structure.”
With regard to the above Guidelines, it is considered that the partial demolition of the Protected Structure (i.e., the
rear return) will not have any adverse structural or architectural impact on the Protected Structure.
It is also considered highly relevant that the proposed development seeks to adapt the Protected Structure to an
appropriate use which will be befitting of the heritage of the Protected Structure i.e., childcare use on the ground
and first floor, with community use on the ground floor in the eastern part of the building. As put forward in the
submitted HIA (Section 6.9.10):
“It is apparent that large, centralised toilet facilities (such as were provided in the existing school building and are
proposed to be demolished) are not suitable to a creche, so their inclusion in a more piecemeal manner is
appropriate in this instance.”
It is also considered that the demolition of the rear return will allow the Protected Structure to integrate with the
proposed new buildings within the development in an appropriate manner, enhancing the overall aesthetic of the
existing streetscape, while also catering for continued use of the Protected Structure for the benefit of the wider
community.
Loggia
8.6.2. Regarding the 2 no. flanking single storey loggia, Section 6.3. of the submitted HIA addresses comments made by
Dublin City Council’s Heritage Officer in relation to same. It is put forward in the HIA that the loggia make no sense,
nor do they serve any purpose, once the east and west wings of the former school are removed. It is considered
that the demolition of the east and west wings of the former school buildings is acceptable as the buildings are
generally undistinguished and are not listed as part of the Protected Structure.
The previous function of the loggia was to allow for ease of movement between the school buildings and, to some
extent, provide a degree of protection from the weather. The removal of the loggia, located either side of the central
classroom block, will allow for a new pedestrianised entrance into the scheme from Ballyfermot Road, opening up
the site and creating a welcoming environment into the scheme. It is considered that the removal of the 2 no. loggia
will enhance the public realm to the front of the proposed development and increase enjoyment of the Protected
Structure for both future residents and visitors.
By retaining the loggia as part of the proposed development it is put forward in the submitted HIA that they would:
“make too strong a statement, almost urging people to enter the proposed scheme via these portals”. Throughout
the design process due cognisance was paid to the loggia; however, based on a wholistic viewpoint, it is considered
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that the overall sense of place as the scheme addresses Ballyfermot Road would be enhanced by removing the
loggia, which will no longer have a purpose / function once the east and west wings of the former school buildings
are demolished. It was also a concern of the design team that retaining the loggia would encourage loitering and
anti-social behaviour.
8.6.3. Based on all the foregoing in Sections 8.6.1. and 8.6.2. above, it is considered that the demolition of parts of the
Protected Structure will enhance the overall value of the Protected Structure and provide for a greater sense of
place at the front of the scheme as it addresses Ballyfermot Road.
8.7. The proposed development will retain the existing principal paired entrance gate piers of the Protected Structure;
however, permission is sought to relocate the piers inwards (northwards) to the site. The relocation of the piers is
put forward in acknowledgement of the future BusConnects Corridor on Ballyfermot Road which will ultimately
widen the existing road. The piers will be relocated to form part of the public plaza area to the south of the Protected
Structure, fronting onto Ballyfermot Road, and be realigned to be more central to the Protected Structure. It is
considered that the proposed relocation of the piers ensures that they are a central feature of the new plaza area
to the south of the Protected Structure, enhancing their value.
Adaptation / Change of Use
8.8. Regarding the proposed change of use of the central classroom block of the Protected Structure (i.e., childcare
and community use). The submitted HIA concludes (in Sections 7.7 & 7.8) that:
“the proposed new setting of the remaining part of the school, i.e. the central block, will not be compromised by its
being incorporated into the proposed housing scheme nor its adaptation as part of that scheme. It is felt that the
building is sufficiently robust in its design and execution (most especially the central front block, with its heroic “twin
towers”) to withstand the proposed alteration to its setting.”
The HIA also considers that:
“the use as, and adaptation of, the central block of the school for use as a creche / civic centre in the scheme is a
fundamentally sound idea, and one which accords with the policy of the Development Plan and good Conservation
principles, both of which encourage the re-use of existing buildings.”
And that:
“Just as the building is sufficiently robust to withstand the new setting of the apartment scheme, I feel it can also
withstand the intervention necessary for its incorporation into the proposed residential scheme and adaptation for
use as a creche and civic centre. In retaining the basic layout of rooms, with working access corridor to rear, the
altered building is suitably redolent of the original layout.”
Regarding the proposed new buildings, located to the rear and east of the Protected Structure, the HIA considers
that:
“The external treatment of the proposed new blocks nearest the Protected Structure (i.e. Blocks A and B), with
their brick finish, contrasts sufficiently with the existing roughcast external (and pitched copper-covered roof), of
the school; this further allows the Protected Structure to stand out appropriately from its new neighbours.”
8.9. In summary, the proposed development seeks permission for the renovation and change of use of the Protected
Structure from its previous educational use to: (a) proposed childcare use on the ground & first floors (c. 1,005
sq.m) and (b) community use (c. 92 sq.m) on the ground floor.
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The Protected Structure has been appropriately assessed by Dermot Nolan, Conservation Architect (Grade 2), who
considers that the proposed use / modifications to the Protected Structure is appropriate and in compliance with
CDP policies which encourage the re-use of existing buildings.
For full details regarding works to the Protected Structure please refer to all relevant drawings and details prepared
by Delphi Design submitted with the application, as well as the submitted the HIA.
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9.0. Proposed Blocks / Layout
9.0.1. The proposed development seeks permission for a strategic housing development of 927 no. residential dwellings
comprised of 1, 2 & 3 bed apartment & duplex / triplex units distributed across 8 no. blocks (i.e., Blocks A-H) ranging
in height from 2 to 13 no. storeys. The proposed blocks also include for 1 no. commercial unit on the ground floor
of Block B, 1 no. retail / café unit on the ground floor of Block H, and a 2 storey childcare facility and a 1 storey
community use facility located in the Protected Structure on the site which forms part of proposed Block A.
This section of the Planning Statement provides for a summarised breakdown of individual blocks within the
proposed development – please refer to the submitted Architectural Design Statement and the Masterplan prepared
by Delphi Design for full details of the rationale behind the proposed design.
9.1. Block A
9.1.1. Block A is located to the front of the site at Ballyfermot Road, to the east of the area reserved for a school site and
to the west of Block B.
9.1.2. Block A consists of 2 no. buildings, comprised of: (i) the 2 storey Protected Structure (RPS Ref No. 8784) and (ii) a
2 to 5 storey building consisting of 69 no. apartments comprised of 26 no. 1 bed, 41 no. 2 bed & 2 no. 3 bed
dwellings.
9.1.3. As detailed in Section 8 of this Planning Statement, the Protected Structure on the site (RPS Ref No. 8784) is
proposed to be retained with modifications, with the development seeking permission for the renovation and change
of use of the Protected Structure from its previous educational use to proposed childcare use on the ground and
first floors (c. 1,005 sq.m) and community use (c. 92 sq.m) on the ground floor.
9.1.4. It is considered that the provision of a childcare facility in the Protected Structure acts as an appropriate historical
link to the former educational use of the building and complies with good conservation practices which generally
encourage the re-use of existing buildings. The proposed childcare facility has a gross floor area of c. 1,005 sq.m
and caters for 12 no. classrooms, together will ancillary staff / bathroom facilities. The childcare facility has a
capacity for 185 no. childcare places. An outdoor play area for the childcare facility of 256 sq.m, which is partially
covered, is located to the rear of the facility. Full details of proposed childcare facility’s compliance with the
‘Childcare Facilities - Guidelines for Planning Authorities’ (2001) can be found in in Section 11.1 of this Planning
Statement, and in Section 5.2.6. of the Statement of Consistency prepared by Delphi Design which accompanies
the application as a separate document – please refer to same.
9.1.5. On the ground floor of the Protected Structure, at the eastern end of the building, it is also proposed to cater for a
flexible community use facility of c. 92 sq.m comprised of a community meeting room and ancillary
kitchen/reception/bathroom area. This proposed flexible community use space has its own access door, from the
east of the building, and offers potential for a number of functions e.g., community drop ins, community breakfast
clubs, supportive groups etc.
9.1.6. The location of this community space, being situated within the Protected Structure, adjacent to the proposed plaza
area at the front of the site and proposed pedestrianised street leading into the centre of the scheme, has been
judiciously considered in terms of an appropriate community use / gain for the wider community, whilst also tying
the community to the former school building. It is considered that the provision of this space ensures that the
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Protected Structure will be available for use and enjoyment by the wider Ballyfermot community for years to come.
For further details please refer to Section 11.2 of this Planning Statement.
9.1.7. A detailed explanation of the proposed works to the Protected Structure and the rationale and justification for same
is set out in the submitted Heritage Impact Assessment, prepared by Dermot Nolan, Conservation Architect (Grade
2) - please refer to same. Please also refer to the drawings / details for the Protected Structure, prepared by Delphi
Design, which are also enclosed with the application, namely Drawing No’s D1808-32 to D1808-45.
9.1.8. To the rear of the Protected Structure, Block A includes for a new 2 to 5 storey residential block catering for 69 no.
apartments, a breakdown of which can be found in Table 10 below. It should be noted that the application is also
accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for a fully detailed
schedule of accommodation.
Floor
Ground
First
Second
Third
Fourth
Total

1 bed / 2 person
4
8
8
6
0
26

2 bed / 3 person
0
0
0
0
4
4

2 bed / 4 person
9
12
8
6
2
37

3 bed / 6 person
2
0
0
0
0
2

Total
15
20
16
12
6
69

Table 10 - Block A residential breakdown.

9.1.9. The ground floor of the building caters for 2 no. communal amenity rooms (c.65m 2 and c.65m2) which will be
available to future residents of the building as recreation / meeting spaces, enhancing the overall sense of
community amongst future residents of the block. Also on the ground floor, the building caters for 2 no. bin storage
areas and 2 no. bicycle storage areas (Total: 128 no. bicycle spaces). External visitor bicycle parking (36 no.
spaces) is also catered for within the communal open space area provided for Block A.
9.1.10. As demonstrated on submitted Drawing No.D1808-A-01 prepared by Delphi Design, Block A is partially located
above the proposed basement level of Block H. Block A is designed to provide for internal stair core access to the
proposed basement level of Block H. For further details of car and bicycle parking please refer to Section 16 of this
Planning Statement.
9.1.11. In the centre of Block A, at ground floor level, an external communal open space area of c. 857 sq.m is provided
for future residents of the block. Private open space for the proposed apartments is provided in the form of terraces
on the ground floor with terraces / balconies on all upper floors.
9.1.12. Regarding the design intention for Block A, the presence of the Protected Structure on the site has been a central
consideration of the design process. The design intention within Block A is to ensure that the prestige of the
Protected Structure is to the forefront of the scheme. It is considered that the proposed works to the Protected
Structure ensure that the building maintains its heritage while also providing for modern uses, allowing the Protected
Structure to form a notable part of community life in Ballyfermot in the years to come.
A new public plaza area to the front of the Protected Structure is also proposed, which will further enhance the
setting of the Protected Structure within the overall scheme, with a pedestrian only route into the centre of the
development provided to the east of the Protected Structure. In combination with the proposed commercial unit at
the south-west corner of Block B, it is considered that this new plaza area will cater for a sense of place and vibrancy
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at the front the development, along Ballyfermot Road, creating a welcoming environment for both future resident s
and visitors, opening up the site to use and animation whilst also greatly improving the existing streetscape. The
prominent location of the plaza will invite people further into the scheme with the pedestrian routes carefully laid
out to ensure that one is invited into the development to utilise the open spaces, retail/ café etc. in the centre / rear
of the development.
9.1.13. To the rear of the Protected Structure, the proposed new building which forms part of Block A is aligned with the
corners of the Protected Structure and steps up from 2 storeys at its southern elevation to 5 storeys at its northern
elevation. The stepped design of the new building to the rear of the Protected Structure caters for integration
between the 2 storey Protected Structure and the taller elements of the development in the centre of the scheme,
while also ensuring that the Protected Structure is not unduly overshadowed or dominated by the new building to
its rear. Indeed, it is considered that the design of this new building allows for the Protected Structure to be
appropriately framed when viewed from the south.
The external material finishes to the new building are put forward to provide for a sufficient contrast with the existing
appearance of the Protected Structure, further allowing the Protected Structure to stand out appropriately from its
new neighbours. For further details please refer to the submitted Architectural Design Statement prepared by Delphi
Design which accompanies the application.

Figure 11 – CGI view of the Protected Structure from Ballyfermot Road, with Block B to the right.
(Extract from submitted 3D Design Bureau document).
The proposed design of surrounding buildings ensures that the Protected Structure is not unduly dominated / overshadowed and is
given appropriate space to be appreciated and enjoyed.
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Figure 12 – CGI of the Protected Structure from the south-east.
(Extract from submitted 3D Design Bureau document).
The stepped approach of new buildings to rear allows the Protected Structure to stand out and caters for an integrated approached to
existing building heights in the surrounding environs.

9.2. Block B
9.2.1. Block B is located to the front of the site, at Ballyfermot Road, to the east of Block A and west of Block C. Block B
is a 2 to 8 storey consisting of 128 no. apartments and duplex units comprised of 55 no. 1 bed, 67 no. 2 bed & 6
no. 3 bed dwellings, a breakdown of which can be found in Table 11 below. It should be noted that the application
is also accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for a fully detailed
schedule of accommodation.
Floor
Ground
First
Second
Third
Fourth
Fifth
Sixth
Seventh
Total

1 bed / 2
person
5
11
10
10
8
7
2
2
55

2 bed / 3
person
1
0
0
0
0
0
0
0
1

2 bed / 4
person
5
11
11
11
12
8
4
4
66

3 bed / 5
person
1
1
3
0
0
0
0
0
5

3 bed / 6
person
0
1
0
0
0
0
0
0
1

Total
12
24
24
21
20
15
6
6
128

Table 11 - Block B residential breakdown.
(Note: Table 11 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.2.2. On the ground floor of Block B, at the south-west corner of the building, 1 no. commercial unit is catered for, which
has been strategically located adjacent to the proposed urban plaza to the south/south-west of creating a sense
vibrancy and activity along Ballyfermot Road in tandem with the proposed childcare / community uses in the

DE LA SALLE SHD

PLANNING STATEMENT

62 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

Protected Structure. For further details on the proposed commercial unit please refer to Section 11.3 of this Planning
Statement.
Also at ground floor level, 1 no. communal amenity room is catered for as a recreation / meeting space, enhancing
the overall sense of community amongst future residents of the block. On the ground floor, Block B also caters for
3 no. bin storage areas and 4 no. bicycle storage areas (Total: 235 no. bicycle spaces). External visitor bicycle
parking (69 no. spaces) is also catered for within the communal open space area for Block B.
Undercroft car parking for 58 no. spaces is catered for on the ground floor, with access to same being from east of
the building. For further details of car and bicycle parking please refer to Section 16 of this Planning Statement.
9.2.3. At first floor level, Block B caters for a podium level, external communal open space area of c. 827 sq.m, which is
accessible via external staircases. Additional communal open space in the form of a roof garden is catered for on
the fifth floor (c. 137 sq.m) overlooking the central public open space of the development. Private open space for
the proposed residential dwellings is provided in the form of terraces on the ground floor with terraces / balconies
on all upper floors.
9.2.4. Careful consideration has been given in the design and siting of the Block B to ensure that its impact on the
Protected Structure (to the east) and existing residential housing (to the south of Ballyfermot Road) is minimised.
The siting of Block B within the scheme, which includes a commercial unit on the ground floor at the south-west
corner of the building, sits forward of the Protected Structure aiding the creation of a sense of place / activity around
the Protected Structure and the urban plaza to the front of the development, bringing new life and vibrancy to the
Ballyfermot Road streetscape. Block B is also appropriately set back from Ballyfermot Road to ensure that the
future BusConnects route on Ballyfermot Road can be fully accommodated.
As it addresses Ballyfermot Road, Block B is 5 storeys stepping up to 6 storeys as the curvature of Ballyfermot
Road changes, allowing the block to appropriately address both the north-west corner of Markievicz Park and the
north-east corner of Garryowen Road, creating the feeling of an extended public open space on both sides of
Ballyfermot Road. Along its western elevation, Block B briefly steps down from 5 storeys to 2 storeys as it looks
onto the north-east corner of the Protected Structure, with terraces provided for 2 no. second floor apartments
allowing residents of these apartments to gain a pleasant view of the Protected Structure. The building then steps
back up to 3, 4 and ultimately 8 storeys at its northern elevation corresponding with the stepped design of the Block
A and creating a strong edge to the central public open space within the development.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.
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Figure 13 – Southern elevation of Block B, fronting onto Ballyfermot Road.
A new pedestrianised street sits to the west of the Block B, while Block C and the vehicular entrance to the development can be seen
to the east.
(Extract from submitted Delphi Design Architectural Design Statement).

Figure 14 – CGI of blocks layout.
(Produced by Delphi Design).
The design and siting of Block B appropriately addresses both the north-west corner of Markievicz Park and the north-east corner of
Garryowen Road, creating the feeling of an extended public open space on both sides of Ballyfermot Road.
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9.3. Block C
9.3.1. Block C is located to the front of the site, at Ballyfermot Road, to the east of Block B and west of The Steeples
estate. Block C is a 2 to 7 storey building, over part basement level, consisting of 101 no. apartment and duplex
units, comprised of 28 no. 1 bed, 61 no. 2 bed & 12 no. 3 bed dwellings, a breakdown of which can be found in
Table 12 below. It should be noted that the application is also accompanied by a Housing Quality Assessment
prepared by Delphi Design which provides for a fully detailed schedule of accommodation.
Floor

1 bed / 2
person

2 bed / 3
person

2 bed / 4
person

3 bed / 5
person

3 bed / 6
person

Total

Basement
Ground
First
Second
Third
Fourth
Fifth
Sixth
Total

1
8
9
2
2
2
2
2
28

0
0
0
0
0
0
0
0
0

2
8
9
10
11
11
5
5
61

0
7
2
1
0
0
0
0
10

0
1
1
0
0
0
0
0
2

3
24
21
13
13
13
7
7
101

Table 12 - Block C residential breakdown.
(Note: Table 12 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.3.2. On the ground floor of Block C 1 no. communal amenity room, with an associated outdoor terrace fronting onto
Ballyfermot Road, is catered for as a recreation / meeting space, enhancing the overall sense of community
amongst future residents of the block, and providing for additional animation to the front of the scheme.
9.3.3. Block C caters for a part basement level comprised of 93 no. car parking spaces, bin storage areas, plant room
and 5 no. bicycle storage areas (total 220 no. bicycle spaces). External visitor bicycle parking (50 no. spaces) is
also catered for within the communal open space area for Block C.
Due to the existing levels and falls on the site, 3 no. dwellings form part of the ‘basement’ level at the south-east
corner of the building. The proposed basement level is accessed from the east of the building. For further details
of car and bicycle parking please refer to Section 16 of this Planning Statement.
9.3.4. At ground floor level, in the centre of Block C, an external communal open space area of c. 583 sq.m is provided
for future residents of the building. The design of the block caters 2 storeys in height in the central part of the block
i.e., along the southern and northern elevations of the building, allowing a sense of openness within this communal
open space. Private open space for the proposed residential dwellings is provided in the form of terraces on the
ground floor with terraces / balconies on all upper floors.
9.3.5. The design and siting of Block C takes into account the curvature of Ballyfermot Road, allowing for a pedestrian
desire line to be created from the existing central gate at Markievicz Park (on the opposite side of Ballyfermot Road)
to the proposed public open space between Blocks B and C which integrates with the central open space lawn area
of the scheme. Block C is also appropriately set back from Ballyfermot Road to ensure that the future BusConnects
route on Ballyfermot Road can be fully accommodated.
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9.3.6. The western elevation of the block caters for 7 storeys, providing for a strong urban edge along the proposed
vehicular access route into the development from Ballyfermot Road, and addressing the south-east corner of the
proposed central public open space. Along its southern elevation, addressing Ballyfermot Road, Block C steps
from 7 storeys to 2 storeys to 6 storeys as one moves from west to east along Ballyfermot Road, allowing the
building to appropriately address the south-east corner of the site and the proposed new vehicular access at
Ballyfermot Road.
The design of Block C also considers the levels and falls in the site as it slopes from west to east, allowing the
eastern end of Block C to read as a lower building as the levels on site fall from west to east. The largely 2 storey
elements of Block C, as it fronts onto Ballyfermot Road, ensures that existing visual amenity and enjoyment of
Markievicz Park will be maintained and enhanced.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.

Figure 15 – CGI view of Block C from Markievicz Park (Block B also in background).
(Extract from submitted 3D Design Bureau document).
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Figure 16 – Verified View of Block C from Markievicz Park.
(Extract from submitted 3D Design Bureau document).

9.4. Block D
9.4.1. Block D is located to the rear of Block C, west of Block E, and east of the central public open space. Block D is a 4
to 7 storey building consisting of 189 no. apartments and duplex units, comprised of 68 no. 1 bed, 106 no. 2 bed &
15 no. 3 bed dwellings, a breakdown of which can be found in Table 13 below. It should be noted that the application
is also accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for a fully detailed
schedule of accommodation.
Floor
Ground
First
Second
Third
Fourth
Fifth
Sixth
Total

1 bed / 2
person
7
8
9
20
8
8
8
68

2 bed / 3
person
0
4
15
4
4
4
3
34

2 bed / 4
person
5
12
12
12
12
12
7
72

3 bed / 5
person
1
0
0
0
0
0
2
3

3 bed / 6
person
11
0
0
0
0
0
1
12

Total
24
24
36
36
24
24
21
189

Table 13 - Block D residential breakdown.
(Note: Table 13 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.4.2. On the ground floor of Block D 1 no. communal amenity room is catered for as a recreation / meeting space,
enhancing the overall sense of community amongst future residents of the block. On the ground floor, Block D also
caters for 2 no. bin storage areas, 3 no. plants rooms, and bicycle parking areas catering for a total of 469 no.
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bicycle parking spaces. External visitor bicycle parking (21 no. spaces) is also catered to the west of the block
fronting onto the central public open space.
Undercroft car parking for 103 no. spaces is also catered for on the ground floor with access to same being from
the east of the building. For further details of car and bicycle parking please refer to Section 16 of this Planning
Statement.
9.4.3. At first floor level, Block D caters for a podium level external communal open space area of c. 1,867 sq.m, which
is accessible via external staircases. Private open space for the proposed residential dwellings is provided in the
form of terraces on the ground floor with terraces / balconies on all upper floors.
9.4.4. The design of Block D steps from 4 storeys to 7 storeys along its eastern elevation, thus allowing the 4 storey
element of the building to integrate with the proposed 2-3 storey Block E and the existing 2-3 storey dwellings at
The Steeples residential estate before rising to 7 storeys as the site opens up where it addresses the north-east
corner of the site / the Chapelizod bypass / St. Laurence’s Road. Along its western elevation, Block D caters for 7
storeys to allow for definition and sense of urbanity fronting onto the central proposed open space.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.

Figure 17 – Verified View of Block D from The Steeples.
(Extract from submitted 3D Design Bureau document).
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9.5. Block E
9.5.1. Block E is located to the east of Block D, along the eastern boundary of the site, abutting The Steeples residential
estate. Block E is comprised of 2 no. 2-3 storey buildings consisting of 22 no. apartments and duplex / triplex units,
comprised of 18 no. 2 bed & 4 no. 3 bed dwellings, a breakdown of which can be found in Tables 14 & 15 below. It
should be noted that the application is also accompanied by a Housing Quality Assessment prepared by Delphi
Design which provides for a fully detailed schedule of accommodation.
Floor
Lower Ground
Ground
First
Total

1 bed / 2
person
0
0
0
0

2 bed / 3
person
0
0
0
0

2 bed / 4
person
6
0
2
8

3 bed / 5
person
0
0
1
1

3 bed / 6
person
1
0
0
1

Total

2 bed / 4
person
8
0
2
10

3 bed / 5
person
0
0
2
2

3 bed / 6
person
0
0
0
0

Total

7
0
3
10

Table 14 - Block E residential breakdown (Building 1).
Floor
Lower Ground
Ground
First
Total

1 bed / 2
person
0
0
0
0

2 bed / 3
person
0
0
0
0

8
0
4
12

Table 15 - Block E residential breakdown (Building 2).
(Note: Tables 14 & 15 above details duplex / triplex units as being on the lower floor of the proposed unit – please refer to submitted
Housing Quality Assessment for full details).

9.5.2. Private open space for Block E is in the form of rear gardens and balconies for lower ground / ground floor duplexes,
as well as the 3 storey triplex unit, with balconies provided for the first floor apartments.
9.5.3. An bicycle storage area, catering for 22 no. bicycle parking spaces, is located between the 2 no. buildings which
form Block E. For further details of car and bicycle parking please refer to Section 16 of this Planning Statement.
9.5.4. The setting and height of the 2 no. buildings comprising Block E ensures that the proposed development will have
minimal impact on amenity currently enjoyed by the residents of The Steeples residential estate. Existing levels
and falls have been taken into consideration in the design of the layout submitted, with the proposed set back of
Block E from the existing dwellings at The Steeples providing for suitable integration between existing and proposed
buildings heights and protection of existing amenity in the environs.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.
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Figure 18 – Section of Block E as it abuts The Steeples estate.
(Extract from submitted Delphi Design Residential Amenity Report)

9.6. Block F
9.6.1. Block F is located to north of Block D, in the north-east of the scheme. Block F is a 2 to 10 storey building, over
basement level, consisting of 121 no. apartments and duplex units, comprised of 57 no. 1 bed, 61 no. 2 bed & 3
no. 3 bed dwellings, a breakdown of which can be found in Table 16 on the page over. It should be noted that the
application is also accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for
a fully detailed schedule of accommodation.
Floor

2 bed / 3
person
1

2 bed / 4
person
3

3 bed / 5
person
0

3 bed / 6
person
3

Total

Ground

1 bed / 2
person
8

First
Second
Third

9
6
6

1
1
1

4
8
8

0
0
0

0
0
0

14
15
15

Fourth
Fifth
Sixth

6
6
6

1
1
1

8
8
5

0
0
0

0
0
0

15
15
12

Seventh

6
2

1
0

5
2

0
0

0
0

12
4

2

0

2

0

0

4

57

8

53

0

3

121

Eighth
Ninth
Total

15

Table 16 - Block F residential breakdown.
(Note: Table 16 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.6.2. On the ground floor of Block F 1 no. communal amenity room is catered for as a recreation / meeting space,
enhancing the overall sense of community amongst future residents of the block. Block F caters for a basement
level comprised of 68 no. car parking spaces, 2 no. bin storage areas and 2 no. bicycle storage areas (total 190 no.
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bicycle spaces). External visitor bicycle parking (60 no. spaces) is also catered for within the communal open space
area for Block F. The proposed basement level is accessed from the south of the block. For further details of car
and bicycle parking please refer to Section 16 of this Planning Statement.
9.6.3. At ground floor level, to the rear (north) of Block F, an external communal open space area of c. 530 sq.m is
provided for future residents of the building. Additional communal open space, in the form of roof gardens, is catered
for on the sixth and eighth floors (c. 250 sq.m & c. 265 sq.m respectively), providing for outstanding views
overlooking the River Liffey and the Phoenix Park to the north. Private open space for the proposed residential
dwellings is provided in the form of terraces on the ground floor with terraces / balconies on all upper floors.
9.6.4. The ‘L’ shaped design of Block F allows the building to to have a minimised visual impact when viewed from the
Chapelizod Bypass and The Steeples estate. Block F has a maximum height of 10 storeys, at its south-west corner,
appropriately addressing the large area of public open space in the centre of the development and corresponding
with the design of adjacent Block G. As one moves eastwards along the internal access road, the building steps
down from 10 storeys to 2 storeys where it addresses the access to podium level communal open space of Block
D to the south. The building then steps back up to 8 storeys and down to 6 storeys to provide for a fitting contrast
with the design / height of Block D.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.

Figure 19 – CGI view of the proposed scheme looking from the east.
Block F to the right, Block D to the left, and Block H in the background.
(Extract from submitted 3D Design Bureau document).
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9.7. Block G
9.7.1. Block G is located to the west of Block F and to the east of proposed multi-use playing pitches. Block G is a 2 to 10
storey building consisting of 154 no. apartments and duplex units, comprised of 39 no. 1 bed, 99 no. 2 bed & 16
no. 3 bed dwellings, a breakdown of which can be found in Table 17 below. It should be noted that the application
is also accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for a fully detailed
schedule of accommodation.
Floor

1 bed / 2
person
5

2 bed / 3
person
0

2 bed / 4
person
12

3 bed / 5
person
0

3 bed / 6
person
4

Total

6
6
6

0
0
0

15
15
12

0
4
1

1
0
0

22
25
19

Fourth
Fifth

6
2

0
0

12
11

1
1

0
0

19
14

Sixth

2

0

9

1

0

12

Seventh
Eighth
Ninth

2
2
2

0
0
0

7
5
1

1
1
1

0
0
0

10
8
4

Total

39

0

99

11

5

154

Ground
First
Second
Third

21

Table 17 - Block G residential breakdown.
(Note: Table 17 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.7.2. On the ground floor of Block G 1 no. communal amenity room is catered for as a recreation / meeting space,
enhancing the overall sense of community amongst future residents of the block. On the ground floor, Block G also
caters for 3 no. bin storage areas, 2 no. plant rooms and 3 no. bicycle storage areas (Total: 320 no. bicycle spaces).
External visitor bicycle parking (28 no. spaces) is also catered for within the communal open space area for the
block.
Undercroft car parking for 69 no. spaces is also catered for on the ground floor with access to same being from
east of the block. For further details of car and bicycle parking please refer to Section 16 of this Planning Statement.
9.7.3. At first floor level, Block G caters for a podium level an external communal open space area of c. 1,597 sq.m, which
is accessible via staircase on the northern, western, and eastern sides of the building. Additional communal open
space, in the form of roof gardens, is also catered for on the fifth and eighth floors (c. 210 sq.m, 90 sq.m & 170
sq.m respectively), providing for views overlooking the River Liffey. Private open space for the proposed residential
dwellings is provided in the form of terraces on the ground floor with terraces / balconies on all upper floors.
9.7.4. The design of Block G allows the building to appropriately address the large area of public open space in the centre
of the development and reflect with the design of adjacent Block F to its immediate east. Along its southern
elevation, Block G steps from 10 storeys, at the south-east corner, to 2, 4, & 2 storeys before raising again to 9
storeys at its south-west corner. This undulating range of height caters for visual interest and ensures that the
building, in tandem with Block H, does not overly dominate the internal street network of the development. As it
addresses the multi-use playing pitches to its west, Block G steps down from 9 storeys at the south-west corner to

DE LA SALLE SHD

PLANNING STATEMENT

72 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

7 storeys, and ultimately 5 storeys at its north-west corner, allowing Block G to integrate with the design / height of
Block H to its south before stepping down towards the Chapelizod Bypass.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.

Figure 20 – Views of Block H & Block G facing onto central open space.
The blocks caters for a range of heights catering for visual interest along the internal vehicular route.

9.8. Block H
9.8.1. Block H is located to the south of Block G and to the north of Block A. Block H is a 3 to 13 storey building, over
basement / undercroft level, consisting of 143 no. apartments & duplex units, comprised of 52 no. 1 bed, 85 no. 2
bed & 6 no. 3 bed dwellings, a breakdown of which can be found in Table 18 below. It should be noted that the
application is also accompanied by a Housing Quality Assessment prepared by Delphi Design which provides for
a fully detailed schedule of accommodation.
Floor
Ground
First
Second
Third
Fourth
Fifth
Sixth
Seventh
Eighth
Ninth

DE LA SALLE SHD

1 bed / 2
person
8
6
4
4
4
4
4
4
4
4

2 bed / 3
person
0
0
0
0
0
0
0
0
0
0

2 bed / 4
person
5
10
6
4
8
8
8
8
8
8

PLANNING STATEMENT

3 bed / 5
person
0
6
0
0
0
0
0
0
0
0

3 bed / 6
person
0
0
0
0
0
0
0
0
0
0

Total
13
22
10
8
12
12
12
12
12
12
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Tenth
Eleventh
Twelfth
Total

2
2
2
52

0
0
0
0

4
4
4
85

0
0
0
6

0
0
0
0

6
6
6
143

Table 18 - Block H residential breakdown.
(Note: Table 18 above details duplex units as being on the lower floor of the proposed unit – please refer to submitted Housing Quality
Assessment for full details).

9.8.2. On the ground floor of Block H, at the south-east corner of the building, 1 no. retail / café unit is catered for. The
proposed retail / café unit is strategically positioned adjacent to both a proposed plaza and the central public open
space which will create activity in the area and allow users of the development to garner refreshment. For further
details on same please refer to Section 11.4 of this Planning Statement.
Also at ground floor level, 2 no. communal amenity rooms (c. 170 sq.m and c. 89 sq.m) are catered for as a
recreation / meeting space, enhancing the overall sense of community amongst future residents of the block.
On the ground floor, Block H also caters for 2 no. bin storage areas and 1 no. bicycle storage areas (total: 400 no.
bicycle spaces, inclusive of 160 no. visitor spaces). External visitor bicycle parking (10 no. spaces) is also catered
for within the communal open space area for the block.
9.8.3. Block H caters for a basement level comprised of 134 no. car parking spaces. The proposed basement level is
accessed from the west of the block. This basement level shares internal stair core access with Block A. Within the
basement of Block H, 16 no. car parking spaces are reserved for the school site – for further details in relation to
the reserved school site please refer to Section 15.2 of this Planning Statement. For further details of car and
bicycle parking please refer to Section 16 of this Planning Statement.
9.8.4. At first floor level, Block H caters for a podium level external communal open space area of c. 457 sq.m, which is
accessible via external staircases. Additional communal open space, in the form of roof gardens, is also catered
for on the second floor (c. 262 sq.m and c. 237 sq.m). Private open space for the proposed residential dwellings is
provided in the form of terraces on the ground floor with terraces / balconies on all upper floors.
9.8.5. The design of Block H caters for focal point in the centre of the proposed development with the tallest element of
the overall scheme (13 storeys) fronting on the central area of public open space ensuring that appropriate
separation distances are maintained between the tallest element of the proposed development and existing
properties in the surrounding environs.
When viewed from the south and north, the centre of the proposed building is largely comprised of 3 storeys in
height which is put forward with respect to the alignment of Block H and the Protected Structure on the site. The
reduction in height in centre of the block with allow light to penetrate through the building creating a feeling of
openness. As it addresses the multi-use playing pitches to its west, Block H is 10 storeys in height allowing the
block to appropriately address the south-east corner of the multi-use playing pitches, and in tandem with the design
Block G caters for a stepped effect moving from 10 storeys (Block H) to 9, 7, and ultimately 5 storeys (Block G)
along the eastern side of the proposed playing pitches.
For further details please refer to the submitted Architectural Design Statement prepared by Delphi Design which
accompanies the application.
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Figure 21 – CGI view of Block H to the rear of the Protected Structure.
The design of the block allows from light to penetrate through the building from south to north.
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10.0.Residential Details
10.1.Dwelling Mix
10.1.1. The residential element of the development proposal caters of 927 no. dwellings in 8 no. blocks (Blocks A - H)
comprised of:
▪ 871 no. apartments
▪ 55 no. duplex units
▪
1 no. triplex unit
The proposed dwelling typologies can also be broken down as follows:
▪ 325 no. 1 bed dwellings
▪ 538 no. 2 bed dwellings
▪ 64 no. 3 bed dwellings
Table 19, below, details a breakdown of the overall proposed dwelling mix, while Table 20, over, details same in
percentile format.
It should be noted that a fully detailed Housing Quality Assessment has been prepared by Delphi Design and is
submitted with the application as a separate standalone document. The submitted Housing Quality Assessment
provides for full details of the gross floor area and internal room areas of each individual dwelling, including for
private amenity spaces, and demonstrates compliance with the standards set out in the Sustainable Urban Housing:
Design Standards for New Apartments (2020) - please refer to same for further details.
Block

Total No. of
Dwellings

No. of 1 bed
/ 2 person
dwellings

No. of 2 bed
/ 3 person
dwellings

No. of 2 bed
/ 4 person
dwellings

No. of 3 bed
/ 5 person
dwellings

No. of 3 bed
/ 6 person
dwellings

Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Totals

69
128
101
189
22
121
154
143
927

26
55
28
68
0
57
39
52
325

4
1
0
34
0
8
0
0
36

37
66
61
72
18
53
99
85
502

2
5
10
3
3
0
11
6
40

0
1
2
12
1
3
5
0
24

Totals

927

325

538

64

Total
Residential
Floor Area
(sq.m)
4,813.2
9,257.2
7,680.6
13,708.5
2,156
8,312.1
12,163.3
10,110.6
68,201.5

68,201.5

Table 19 - Proposed dwelling mix.
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Block

Total No. of
Dwellings

Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Totals

69
128
101
189
22
121
154
143
927

% 1 bed / 2
person
dwellings
38%
43%
28%
36%
0%
47%
25%
36%
35%

Totals

927

35%

% 2 bed / 3
person
dwellings
6%
1%
0%
18%
0%
7%
0%
0%
4%

% 2 bed / 4
person
dwellings
54%
52%
60%
38%
82%
44%
64%
59%
54%

% 3 bed / 5
person
dwellings
3%
4%
10%
2%
14%
0%
7%
4%
4%

58%

% 3 bed / 6
person
dwellings
0%
1%
2%
6%
5%
2%
3%
0%
3%

7%

Table 20 - Proposed percentile mix.

Table 21, below, provides for a further summary of Tables 19 & 20 above i.e., proposed dwellings, percentile mix
and floor area.
Dwelling Type

Total No. of Dwellings

% of Dwelling Mix

1 bed
2 bed
3 bed
Totals

325
538
64
927

35%
58%
7%
100%

Total Residential Floor Area
(sq.m)
16,967.9
43,989
7,244.6
68,201.5

Table 21 - Proposed dwellings, mix & floor area.

Table 22, below, provides for details of the apartments, duplex and triplex units proposed.
Block
Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Totals

Total No. of Dwellings
69
128
101
189
22
121
154
143
927

No. of Apartments
69
121
96
177
7
118
146
137
871

No. of Duplexes
0
7
5
12
14
3
8
6
55

No. of Triplexes
0
0
0
0
1
0
0
0
1

Table 22 - Proposed unit types.

10.1.2. All the proposed dwellings have a gross floor area which meets with and / or exceeds the requirements of the
Sustainable Urban Housing: Design Standards for New Apartments (2020) (hereafter the “Apartment Guidelines”).
Internal room areas are also put forward in compliance with the requirements of the Apartment Guidelines. For
further / full details on the proposed gross floor areas and internal room areas please refer to the Housing Quality
Assessment prepared by Delphi Design which accompanies the application as a separate document.
It is noted that An Bord Pleanála’s Notice of Pre-Application Consultation Opinion stated that the the proposal
should meet and preferably exceed the minimum standards in terms of the proportion of apartments which exceed
the minimum floor area by 10%. In total, as detailed on the enclosed Housing Quality Assessment, 557 no. of the
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proposed dwellings (60% of the total no. proposed dwellings i.e., 927 no. dwellings) exceed the minimum gross
floor area by at least 10%.
Section 10.3 of this Planning Statement has further regard to the proposed development’s compliance with the the
Sustainable Urban Housing: Design Standards for New Apartments (2020) – please refer to same.
10.1.3. Private amenity space for proposed dwellings is provided for in the form of terraces at ground floor level and terraces
/ balconies on all upper floors, with the exception of the 2 no. buildings in Block E. Private amenity space for the
dwellings in Block E are provided in the the form of rear gardens and balconies for the duplex / triplex units, with
balconies provided for the first floor apartments.
The quantum of private amenity space for each dwelling meets with and / or exceeds the requirements of the
Apartment Guidelines - for further details refer to the Housing Quality Assessment prepared by Delphi Design which
accompanies the application as a separate document. The location and orientation of each private amenity space
has been carefully considered to maximum use of space and receipt of sunlight/daylight throughout the day.
10.1.4. The proposed dwelling mix is considered appropriate and is put forward with consideration to projected trends for
declining household sizes in the State and the required housing needs for Dublin detailed in the existing Dublin City
Development Plan 2016-2022. The 2018 National Planning Framework (“NPF”) notes that roughly 70% of Irish
households consist of three persons or less, with the average household size in the State projected to decline to c.
2.5 persons by 2040.
The NPF also details that household sizes tend to be smaller in urban areas such as Dublin, in comparison to
suburban or rural areas, and notes that in Dublin City, c. 80% of all households are made up of 3 people or less.
The national need for a range of smaller accommodation is emphasised in the Apartment Guidelines which also
notes the long-term move towards smaller average household sizes.
10.1.5. The existing Dublin City Development Plan 2016-2022 notes that:
“One of the challenges facing the city is to successfully accommodate people at different stages in their life-cycle,
having regard to emerging demographic trends. For example, household size is decreasing, and the number of
older people is increasing. This indicates that there will be an increasing need for different types of residential
accommodation….”
The Housing Strategy for Dublin City, detailed in the appendices of the existing Dublin City Development Plan 20162022, states that 30% of households in Dublin City are one person households, with an average household size of
2.4 persons per dwelling.
10.1.6. It is considered that the proposed dwelling mix ensures an appropriate variety of dwelling types, sizes, and tenures
is delivered in a compact urban layout, at an efficient density, addressing the required housing needs of both Dublin
City and the State. It is also considered the proposed dwelling mix caters for a diverse and appropriate range of
housing needs, in accordance with Criterion no. 4 of the Urban Design Manual which recognises that a successful
neighbourhood will be one that houses a wide range of people from differing social groups with a good mix of unit
types of varying sizes.
10.1.7. Section 16.10.1 (pg. 323) of the existing Dublin City Council Development Plan 2016-2022 sets out the
requirements in relation the mix of residential units provided as part of new apartment developments, which are as
follows:
▪ A maximum of 25 - 30% one-bedroom units
▪ A minimum of 15% three-or more bedroom units
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The residential unit mix proposed as part of this development is as follows:
Block

Total No. of
Dwellings

Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Totals

69
128
101
189
22
121
154
143
927

% 1 bed / 2
person
dwellings
38%
43%
28%
36%
0%
47%
25%
36%
35%

Totals

927

35%

% 2 bed / 3
person
dwellings
6%
1%
0%
18%
0%
7%
0%
0%
4%

% 2 bed / 4
person
dwellings
54%
52%
60%
38%
82%
44%
64%
59%
54%

58%

% 3 bed / 5
person
dwellings
3%
4%
10%
2%
14%
0%
7%
4%
4%

% 3 bed / 6
person
dwellings
0%
1%
2%
6%
5%
2%
3%
0%
3%

7%

Table 23 – Proposed percentile mix.

We note; however, that the Section 28 Ministerial Guidelines Apartment Guidelines contain a “Specific Planning
Policy Requirement” in relation to dwelling mix requirements, i.e., SPPR 1 which takes precedence over any
conflicting policies and objectives of Development Plans.
SPPR 1 of the Apartment Guidelines states:
“Apartment developments may include up to 50% one-bedroom or studio type units (with no more than 20-25% of
the total proposed development as studios) and there shall be no minimum requirement for apartments with three
or more bedrooms. Statutory development plans may specify a mix for apartment and other housing developments,
but only further to an evidence based Housing Need and Demand Assessment (HNDA), that has been agreed on
an area, county, city or metropolitan area basis and incorporated into the relevant development plan(s).”
The proposed mix of units is therefore in accordance with the more recent SPPR 1 of the Apartment Guidelines,
which takes precedent over the Development Plan where there is a conflict between them. Current national planning
policy documents such as the National Planning Framework would also support this mix of units for the proposed
development given its location and proximity to public transport. In this regard, the Board would be entitled to grant
permission under Section 37(2)(b) of the Planning and Development Act, 2000 as amended.
Alternatively, the Board could grant permission on the basis that Section 9(3)(b) of the Planning and Development
(Housing) and Residential Tenancies Act 2016 provides that when making its decision in relation to an application
under this section, the Board shall apply, where relevant, specific planning policy requirements of guidelines issued
by the Minister. Where specific planning policy requirements in such Ministerial guidelines differ from the provisions
of the Development Plan of a Planning Authority, then those requirements shall, to the extent that they so differ,
apply instead of the provisions of the Development Plan. It is respectfully submitted that even if the Board does not
expressly grant permission on the basis of material contravention, the Board is required to dis-apply any provisions
of the Dublin City Development Plan 2016-2022 to the extent that they differ from any specific planning policy
requirements set out in Ministerial Guidelines, which has been set out above. Further details are set out in the
enclosed Material Contravention Statement prepared by Delphi Design – please refer to same.
10.1.8. We also note that the Apartment Guidelines (Section 3.7) state that in relation to providing variety in dwelling size,
that it would not be desirable that, if more than 10% of the total number of units in any private residential development
are comprised of two-bedroom three-person apartments. To that end, the proposed development, as previously
detailed in Tables 19 & 20 of this Planning Statement, includes for 36 no. 2 bedroom / 3 person apartments which
equates to 4% of the overall mix.
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10.2. Residential Density
10.2.1. The gross site area (i.e., that within the red line boundary of the application site) measures c. 8.3 hectares. Based
on the proposed development of 927 no. dwellings this equates to a gross residential density of c. 112 dwellings per
hectare.
10.2.2. The Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas (2009) - Appendix
A ‘Measuring Residential Density’ - provide guidance on the calculations of density. The aforementioned guidelines
state that:
“a net site density measure is a more refined estimate than a gross site density measure and includes only those
areas which will be developed for housing and directly associated uses.”
Net density calculation therefore excludes the following:
major and local distributor roads
primary schools, churches, local shopping etc.
open spaces serving a wider area; and
▪ significant landscape buffer strips
▪
▪
▪

Regarding same, Section 7.6.3. of this Planning Statement previously noted that the total site area / application site
boundary / red line boundary on the submitted application drawings (c. 8.3 hectares) includes for works to the existing
Ballyfermot Road and Lynch’s Lane. These works have been discussed with Dublin City Council and a letter of
consent from Dublin City Council for these works, dated 8th December 2021, is submitted with the application – a
copy of which is enclosed in Appendix E of this Planning Statement.
As detailed on the enclosed letter of consent from Dublin City Council the lands in their control included for within the
total site area equate to 4,092 sq.m (c. 0.4 hectares).
Also, with regard to the aforementioned guidelines, in compliance with the Z15 zoning objective attached to the site,
the proposed development seeks to retain institutional and community uses on the site. The proposed layout
therefore caters for an area of 0.5 hectares reserved for a school site in the south-west of the development at the
junction of Ballyfermot Road and Lynch’s Lane – as agreed in principle with the Department of Education & Skills.
The proposed development also caters for an area of 1.16 hectares to be developed as multi-use playing pitches.
These pitches will be put forward for taking in charge by Dublin City Council, as agreed in principle with Dublin City
Council, and will be for use of the wider community, and not allocated to any one sporting organisation or club.
Based on the above, for the purposes of calculating net density, and based on the guidance of Appendix A of the
Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas (2009), it is considered
that the following areas can be subtracted from the the gross site area:
▪
▪
▪

0.5 hectare area reserved for a school site (i.e., future primary school site)
1.16 hectares multi-use playing pitches (i.e., open space serving wider area)
c. 0.4 hectares in the control of Dublin City Council (i.e., works to major roads)

If these aforementioned areas are discounted, the net site area may be considered as c. 6.24 hectares, resulting in
a net density of c. 149 dwellings per hectare.
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10.2.3. The existing Dublin City Development Plan 2016-2022 states that Dublin City Council will promote densities in
accordance with the Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas
(2009). In the context of these guidelines, the subject lands are considered to be ‘Institutional Lands’. In relation to
the development of institutional lands, the guidelines state that:
“In the event that planning authorities permit the development of such lands for residential purposes, it should then
be an objective to retain some of the open character of the lands, but this should be assessed in the context of the
quality and provision of existing or proposed open space in the area generally. In the development of such lands,
average net densities at least in the range of 35-50 dwellings per hectare should prevail and the objective of retaining
the open character of the lands achieved by concentrating increased densities in selected parts”. [Our Own Emphasis
Added].
In the context of the aforementioned guidelines, the subject lands could also be classified as a ‘Public Transport
Corridor’ as it is stated that such sites are within:
“Walking distances from public transport nodes (e.g. stations / halts / bus stops) should be used in defining such
corridors. It is recommended that increased densities should be promoted within 500 metres walking distance of a
bus stop, or within 1km of a light rail stop or a rail station……….In general, minimum net densities of 50 dwellings
per hectare, subject to appropriate design and amenity standards, should be applied within public transport
corridors, with the highest densities being located at rail stations / bus stops, and decreasing with distance away
from such nodes.” [Our Own Emphasis Added].
The proposed development provides for a gross density of c. 112 dwellings per hectare and a net density of c. 149
dwellings per hectare. It is put forward that given the locational context of the subject site, which is in close proximity
to a number of surrounding services and public transportation, that the proposed density on the site is appropriate
in this instance. It has also been previously detailed in this Planning Statement, and throughout other documents
accompanying the application, that the proposed development has been designed to retain the open character of
the lands, providing for high quality open space in compliance with the requirements of the Z15 zoning objective
attached to the site, which has been achieved by concentrating increased densities in selected parts of the site, as
promoted by the Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas
(2009).
10.2.4. The proposed density is also put forward in consideration of the objectives of the National Planning Framework
(NPF), the Urban Development & Building Height Guidelines (2018) and the Apartment Guidelines (2018), with a
key element of all these documents being the need to promote compact development in existing urban areas by
increasing building heights and densities in order to accelerate housing supply in the country. In particular, National
Policy Objective 35 of the NPF states the need to:
“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.”
In addition to achieving an appropriate level of density, the proposed development also retains the essential open
character of the lands, with 25% of the total site area being provided as open space in compliance with the Z15
zoning objective attached to the site. As such, the proposed gross and net density is considered to be wholly
appropriate and representative of sustainable development.
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10.3. Apartment Standards / Guidelines
10.3.1. The Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning Authorities
(2020), (hereafter the “Apartment Guidelines”) detail the most up to date standards relating to the development of
new apartment schemes and, as Section 28 Ministerial Guidelines which came into force after the adoption of the
existing Dublin City Development Plan 2016-2022, they take precedence over any conflicting policies and objectives
of the Development Plan.
10.3.2. The Apartment Guidelines contain 9 no. Specific Planning Policy Requirements (SPPRs) which Planning Authorities
and An Bord Pleanála are required to apply in carrying out their functions. These SPPRs, and the proposed
development’s compliance with same, are addressed in this section of the Planning Statement.
10.3.3. SPPR 1 of the Apartment Guidelines states that development of new apartment schemes may include up to 50%
one-bedroom or studio type units (with no more than 20-25% of the total development as studios) and there shall
be no minimum requirement for apartments with three or more bedrooms.
The proposed development does not cater for any studio type units and includes for 325 no. 1 bed dwellings
representing c. 35% of the total number of proposed dwellings. The proposed development is therefore in
compliance with SPPR 1 of the Apartment Guidelines.
10.3.4. SPPR 2 of the Apartment Guidelines states for new developments of 50 or more dwellings, SPPR 1 shall apply to
the entire development. As stated above, the proposed development is compliant with SPPR 1 of the Apartment
Guidelines and is therefore also considered to be compliant with SPPR 2 of the Apartment Guidelines.
10.3.5. SPPR 3 of the Apartment Guidelines states the minimum floor areas for apartments, being:
▪
▪
▪
▪

37 sq.m for studios
45 sq.m for 1 bed apartments
73 sq.m for 2 bed / 4 person apartments
90 sq.m for 3 bed apartments

All the proposed dwellings meet with and / or exceed these minimum floor areas stated in the Apartment Guidelines,
as demonstrated in the Housing Quality Assessment prepared by Delphi Design which accompanies the application
as a separate document – for full details please refer to same. The proposed development is compliant with SPPR
3 of the Apartment Guidelines.
Section 3.6 of the Apartment Guidelines also makes provision for a a two-bedroom apartment to accommodate 3
persons, with a minimum floor area of 63 sq.m. Section 3.7 of the Apartment Guidelines goes on to state that:
“While providing necessary variation in dwelling size, it would not be desirable that, if more generally permissible,
this type of two-bedroom unit would displace the current two-bedroom four person apartment. Therefore no more
than 10% of the total number of units in any private residential development may comprise this category of twobedroom three-person apartment.”
The proposed development, as previously detailed in Tables 19 & 20 of this Planning Statement, includes for 36
no. 2 bedroom / 3 person apartments which equates to 4% of the overall mix and is therefore compliant with the
Apartment Guidelines in this regard.
The Apartment Guidelines also note that this two-bedroom three-person type of unit may be particularly suited to
social housing needs. The Applicant has prepared proposals with regard to the provisions of Part V of the Planning
& Development Act 2000 (as amended) which are submitted with the application as a separate document. Section
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18 of this Planning Statement also has regard to the Part V proposals for the subject application – please refer to
same.
In total 93 no. dwellings (located in Block D) are put forward for Part V, representing 10% of the total no. of units
proposed within the subject application. Of the 93 no. dwellings put forward for Part V, 17 no. are 2 bed / 3 person
units. It should be noted that Part V proposals submitted with the application are proposals only and are subject to
final agreement and negotiation with the Local Authority (Dublin City Council) subsequent to the receipt of a grant
of permission in order to ensure that their housing needs are appropriately met. A letter of validation from Dublin
City Council with regard to Part V is enclosed with the application – please refer to same for further details.
Section 3.8 of the Apartment Guidelines states that:
“The majority of all apartments in any proposed scheme of 10 or more apartments shall exceed the minimum floor
area standard for any combination of the relevant 1, 2 or 3 bedroom unit types, by a minimum of 10% (any studio
apartments must be included in the total, but are not calculable as units that exceed the minimum by at least 10%).”
It is also noted that An Bord Pleanála’s Notice of Pre-Application Consultation Opinion stated that the the proposal
should meet and preferably exceed the minimum standards in terms of the proportion of apartments which exceed
the minimum floor area by 10%. In total, as detailed on the enclosed Housing Quality Assessment, 557 no. of the
proposed dwellings (60% of the total no. proposed dwellings i.e., 927 no. dwellings) exceed the minimum gross
floor area by at least 10%.
10.4.6. SPPR 4 of the Apartment Guidelines has regard to dual aspect ratios, with the minimum number of dual aspect
apartments being relative to the location of a development proposal. Regarding SPPR 4 of the Apartment
Guidelines, it is considered that the subject site is a ‘more central and accessible urban location’ given that the site
is located adjacent to existing high frequency public transport (the Ballyfermot Road QBC). SPPR 4 of the
Apartment Guidelines states that it is a requirement to deliver at least 33% of proposed units as dual aspect units
at such locations.
Table 24, below, sets out the quantum and percentage of single and dual aspect units within the proposed
development. The details of same are also included for on the Housing Quality Assessment submitted with the
application. It is also noted that An Bord Pleanála’s Notice of Pre-Application Consultation Opinion requested that
floor plans submitted with the application colour code which of the apartments are considered by the Applicant as
dual / single aspect – this has been provided for each individual block on the application drawings prepared by
Delphi Design which are submitted with the application.
Block
Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Totals

Total No. of
Dwellings
69
128
101
189
22
121
154
143
927

No. of Single
Aspect
24
48
33
65
0
54
76
44
344

% Single Aspect
35%
37%
33%
34%
0%
45%
49%
31%
37%

No. of Dual
Aspect
45
80
68
124
22
67
78
99
583

% Dual Aspect
65%
63%
67%
66%
100%
55%
51%
69%
63%

Table 24 - Proposed residential aspect.
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It is evident from above, that the proposed development is compliant with SPPR 4 of the Apartment Guidelines with
63% of the proposed dwellings being double / dual aspect units. It is also notable that the proposed dual aspect
ratio also exceeds the requirements for a suburban or intermediate location.
10.4.7. SPPR 5 of the Apartment Guidelines states that the ground level apartment floor to ceiling heights should be a
minimum of 2.7 m. This requirement has been applied to the design of the proposed blocks throughout the proposed
scheme as detailed on the individual block drawings prepared by Delphi Design which are submitted with the
application. The proposed development is considered to comply with SPPR 5 of the Apartment Guidelines.
10.4.8. SPPR 6 of the Apartment Guidelines states that a maximum of 12 no. apartments per floor per core can be provided
in new apartment schemes. The maximum no. of dwellings per core per block proposed within the development is
as follows:
▪
▪
▪
▪
▪
▪
▪
▪

Block A: 10 no. units per floor per core
Block B: 9 no. units per floor per core
Block C: 7 no. units per floor per core
Block D: 8 no. units per floor per core
Block E: 2 no. units per floor per core
Block F: 8 no. units per floor per core
Block G: 6 no. units per floor per core
Block H: 6 no. units per floor per core

The proposed development has a maximum of 10 no. dwellings per floor per core, in Block A, and is therefore in
compliance with SPPR 6 of the Apartment Guidelines.
10.4.9. SPPR’s 7, 8 and 9 of the Apartment Guidelines have regard to ‘Built to Rent’ and ‘co-living / shared accommodation’
schemes. The subject development put forward for permission is a conventional apartment scheme i.e., it is not a
‘Built to Rent’ and/or co-living / shared accommodation scheme, therefore SPPR’s 7, 8 and 9 of the Apartment
Guidelines do not apply to the proposed development.
10.4.10. The Apartment Guidelines provide for the most up-to-date and highest quality living standards for new apartment
schemes in Ireland. The proposed development’s compliance with all the applicable SPPRs of the Apartment
Guidelines has been demonstrated above and it is considered that the proposed development represents a highquality new apartment development at an appropriate location.
Further details of the proposed development’s compliance with the Apartment Guidelines are set out in the
submitted Statement of Consistency prepared by Delphi Design (Section 5.2.2.) – please refer to same.
Other aspects of the Apartment Guidelines, such as compliance with car & bicycle parking provisions and communal
open space provisions, are discussed in later sections of this Planning Statement - please refer to the relevant
sections for more details.
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11.0.Non-Residential Details
11.0.1. Non-residential uses within the proposed blocks include for the following:
▪
▪
▪
▪

1 no. 2 storey childcare facility located on the ground & first floors of the Protected Structure (Block A)
1 no. flexible community use facility / space on the ground floor of the Protected Structure (Block A)
1 no. commercial unit on the ground floor of Block B
1 no. retail / café unit on the ground floor of Block H

11.1. Proposed Childcare Facility
11.1.1. The proposed development caters for a two storey childcare facility located on the ground and first floors of the
Protected Structure on the site. As previously detailed in Section 8 of this Planning Statement, the Protected
Structure is to be retained as part of the development proposal with modifications. It is considered that the location
of a childcare facility within the Protected Structure caters for suitable access to / from the facility, while also
providing for a historical connection to the former educational use of the building.
The proposed childcare facility caters for 12 no. classrooms, together with ancillary staff facilities / bathroom
facilities. Details of individual proposed classroom sizes can be found in Table 25 below.
Room (Age Range)
Sleep Room (0-1)
Classroom 1 (0-1)
Classroom 2 (1-2)
Classroom 3 (1-2)
Classroom 4 (2-3)
Classroom 5 (2-3)
Classroom 6 (2-3)
Classroom 7 (2-3)
Classroom 8 (3-6)
Classroom 9 (3-6)
Classroom 10 (3-6)
Classroom 11 (3-6)
Totals

Room Area (sq.m)
61.95
40.37
40.37
40.37
46.52
31.44
40.20
47.84
34.57
31.88
38.12
28.27
481.90

No. of Childcare Places
17
11
14
14
20
14
17
21
15
14
16
12
185

Table 25 – Classrooms for proposed childcare facility.

11.1.2. As detailed in Table 25 above, the proposed childcare facility has capacity for 185 no. childcare places based upon
the internal spatial standards for childcare facilities contained in the Childcare Facilities-Guidelines for Planning
Authority (2001).
11.1.3. The Childcare Facilities - Guidelines for Planning Authorities (2001) recommend that, in general, one new childcare
facility catering for 20 no. childcare places should be developed for every 75 new residential dwellings. Based on
the proposed development of 927 no. dwellings this would equate to a childcare requirement of 247 no. childcare
places; however, regarding childcare facilities, the more up to date Sustainable Urban Housing: Design Standards
for New Apartments - Guidelines for Planning Authorities (2020) recommend that:
“One-bedroom or studio type units should not generally be considered to contribute to a requirement for any
childcare provision.”
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When 1 bed apartments are discounted (325 no. proposed 1 bed apartments), the proposed development caters
for 602 no. dwellings that may necessitate a childcare requirement. Therefore, based upon the recommendation
of 20 no. childcare places provided for every 75 new dwellings, the proposed development has a requirement to
provide for 161 no. childcare places.
11.1.4. The proposed development caters for a childcare facility which has capacity for 185 no. childcare places. This
provision is in compliance with, and indeed exceeds, the recommendations of the Childcare Facilities - Guidelines
for Planning Authorities (2001). It is therefore considered that the proposed development caters for an appropriate
provision of childcare places to support future residents.
11.1.5. To the rear of the proposed childcare facility an associated outdoor play area of c. 256 sq.m is catered for. The
play area is partially covered to allow for continued use in inclement weather conditions.
11.1.6. Notwithstanding the proposed development’s compliance with the Childcare Facilities - Guidelines for Planning
Authorities (2001), a detailed Childcare and School Demand Assessment has been prepared by Delphi Design and
is enclosed with the application – please refer to same for full details.
11.2. Proposed Community Use
11.2.1. On the ground floor of the Protected Structure, in the eastern part of the building, the proposed development caters
for a flexible community use facility /space, in the form of a community use room (c. 61 sq.m), together with
associated kitchen / reception / bathroom area (c. 31 sq.m). This proposed community space has its own, separate,
access door from the east of the building.
11.2.2. The proposal to include for flexible community space is considered to accord with the spirit of the Z15 zoning
objective attached to the site. The rationale for locating this community space in the Protected Structure is to provide
for a new space which will be available to both future and existing residents of the Ballyfermot allowing them to use
/ enjoy the Protected Structure in the years to come.
The location of this community space within the Protected Structure will provide for a new, long term sustainable
use for the building which, in addition to the proposed childcare facility, is considered to be complementary to its
original use. This proposal ought to seen as a planning gain for the local community by reusing the former school
building for which there are local ties to within the existing community.
11.2.3. It is considered that this flexible community space, dependant on the tenant, will provide the opportunity to
implement a range of programmes and services to benefit the community, such as community drop ins, community
breakfast clubs, and other supportive groups. It is envisaged that the community hub will enable new and
established communities in Dublin 10 to engage with each other, fostering a sense of community and increasing
the social interaction.
It is considered that the facility has the potential to cater for a number of functions and will offer a focal point to the
scheme as it addresses Ballyfermot Road. The location of the proposed community space fronting onto the new
urban plaza at the front of the scheme, addressing Ballyfermot Road, and adjacent to the proposed commercial
unit in Block B, to its east, will ensure that there will be a consistent level of activity to the front of the scheme thus
catering for an enhanced sense of place and vibrancy at Ballyfermot Road.
11.2.4. The provision of this new community space is put forward in recognition of the Z15 land use zoning objective
attached to the site and the nature and scale of the overall proposed development and is considered to be
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complementary to nearby uses such as the Ballyfermot Family Resource Centre to the west, also on Z15 zoned
lands. It is also considered that the community space will aid in the creation of a sense of community with the overall
scheme, tying individual neighbourhoods together and forming an important meeting point within the scheme. It is
envisaged that the management of this facility will be operated by a specified management company, who may
liaise with Dublin City Council and / or the Dublin City Local Community Development Committee in terms of what
services the unit caters for.
11.3. Proposed Commercial Use
11.3.1. On the ground floor of Block B, at the south-west corner of the block, a commercial unit of c. 107 sq.m is proposed.
The proposed commercial unit has been strategically located adjacent to the urban plaza area / Protected Structure
at the front of the scheme, fronting onto Ballyfermot Road, allowing for both residents of the development and
visitors to conveniently access the future facility occupying the unit.
11.3.2. It is considered that this commercial unit, in tandem with the proposed community facility / space in Block A, will
ensure active frontage and a new sense of vibrancy along the prominent frontage of Ballyfermot Road. It is
submitted that the commercial unit in Block B will create a focal point in the neighbourhood capable of providing
convenience type services to both the existing and future local population. It is also put forward that, while serving
local needs, this commercial unit will also compliment larger existing commercial / retail facilities in the area, i.e., to
the west of the site at Ballyfermot District Centre where the main local commercial activity is located but will not
detract from the vibrancy of existing local commercial activity.
11.3.3. We note that in their opinion submitted to An Bord Pleanála at pre-application consultation stage, Dublin City
Council stated that while the proposed commercial use is “not in line with the Z15 zoning, however, it is considered
that these would be acceptable ancillary uses in the context of a residential led scheme of the scale proposed” [sic].
When combined the commercial unit together with proposed retail/café in Block H (detailed in Section 11.4 below)
provide for 178 sq.m of floor area, which equates to c. 0.25% of the total floor area proposed in the development.
Given the considerable size and scale of the proposed development, it is considered that ancillary uses to serve
future residents of the scheme are required and, as such, the proposed commercial unit in Block B is put forward
for permission. Please refer to the Material Contravention Statement prepared by Delphi Design which is submitted
with the application for further details.
11.3.4. Should An Bord Pleanála deem it necessary, it is also considered that a condition could be attached to any
forthcoming grant of permission to clarified use of this proposed unit in Block B having regard to the objectives for
the Z15 zoning e.g. .Medical / Health Care use, Cultural/Recreational use etc.
11.4. Proposed Retail / Café Use
11.4.1. On the ground floor of Block H, at the south-east corner of the block, a retail / café unit of c. 71 sq.m is proposed.
The proposed retail / café unit has been strategically located adjacent to the proposed central public open space,
offering an area for residents and visitors to obtain refreshment which will enhance their enjoyment of the central
public open space, both inviting and allowing them to spend additional time in the area.
11.4.2. It is also considered that the proposed retail / café unit will provide a convenient refreshment area for users of the
multi-use playing pitches in the north-west of the scheme, and that the location of the retail / café unit will attract a
number of users as they make their way through the proposed scheme and onto the adjoining surrounds.
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11.4.3. We note that in their opinion submitted to An Bord Pleanála at pre-application consultation stage, Dublin City
Council stated that while the proposed retail / café use is “not in line with the Z15 zoning, however, it is considered
that these would be acceptable ancillary uses in the context of a residential led scheme of the scale proposed” [sic].
When combined the retail/café unit together with proposed commercial unit in Block B (detailed in Section 11.3
above) provide for 178 sq.m of floor area, which equates to c. 0.25% of the total floor area proposed in the
development. Given the considerable size and scale of the proposed development, it is considered that ancillary
uses to serve future residents of the scheme are required and, as such, the proposed retail/café unit in Block H is
put forward for permission. Please refer to the Material Contravention Statement prepared by Delphi Design which
is submitted with the application for further details.
11.4.4. It is again considered that, should An Bord Pleanála deem it necessary, a condition could be attached to any
forthcoming grant of permission to clarified use of this proposed unit in Block H having regard to the objectives for
the Z15 zoning e.g. .Medical / Health Care use, Cultural/Recreational use etc.
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12.0.Proposed Quantum of Development
12.1.Gross Floor Space
12.1.1. The proposed residential accommodation (927 no. dwellings) comprises a total gross floor areas of of 68,201.5
sq.m, as previously summarised in Tables 19 & 21 of this Planning Statement.
The proposed non-residential elements of the development include 1 no. commercial unit, 1 no. retail / café unit, 1
no. childcare facility and 1 no. flexible community facility / space.
Details of the total gross floor area associated with the proposed development can be found in Table 26 below.
Residential

Gross Floor Area (m 2)

Apartments

61,864.7

Duplexes

6,205.1

Triplex

131.7

Total (m2)

68,201.5
-

-

Non-Residential
Childcare Facility (Block A)

1,005

Community Use (Block A)
Commercial Unit (Block B)

92
107

Retail / Café Unit (Block H)

71

-

-

Total Gross Floor Area

-

1,275
69,476.5

Table 26 – Quantum of development.

12.2. Plot Ratio
12.2.1. The proposed development has total floor area of 69,476.5 sq.m (including the non-residential elements) and,
based upon the total site area of 8.3 hectares, produces a plot ratio of 0.83. If the only the lands in the ownership
of the Applicant are considered - 7.9 hectares (i.e., discounting lands in the ownership of Dublin City Council) then
the plot ratio is 0.88. If the only the areas included for the purposes of calculating net density are considered i.e.,
6.24 hectares as per Section 10.2.2. of this Planning Statement, then the plot ratio is 1.11.
The existing Dublin City Development Plan 2016-2022 states an indicative plot ratio of 0.5 - 2.5 for Z15 zoned
lands.
The proposed plot ratio is therefore considered to be appropriate and in line with the indicative ratios stated in the
existing Dublin City Development Plan 2016-2022
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12.3.Site Coverage
12.3.1. The site coverage is 32%. The existing Dublin City Development Plan 2016-2022 states an indicative site coverage
of 50% for Z15 zoned lands.
It is important to note that the existing Dublin City Development Plan 2016-2022 states that: “site coverage is a
control for the purpose of preventing the adverse effects of overdevelopment, thereby safeguarding sunlight and
daylight within or adjoining a proposed layout of buildings.”
Having regard to the proposed density, plot ratio, open space provision, including overall compliance with the
requirements of the Z15 zoning objective, reservation for a school site, and building heights, the site coverage is
considered to be appropriate, particularly as it does not exceed the indicative standards of the existing Dublin City
Development Plan 2016-2022.
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13.0. Building Heights
13.1. The proposed development caters for 8 no. blocks (Blocks A - H) ranging from two storeys to thirteen storeys in
height. The proposed building heights are detailed in Table 27 below.
Block
Block A

Proposed Building Heights
(storeys)
2 storeys (Protected Structure)

Max. Building Height (m)

Block B

2 to 5 storeys (Proposed Building)
2 to 8 storeys

16.1
25.6

Block C

2 to 7 storeys

22.9

Block D

4 to 7 storeys

23.3

Block E

2 to 3 storeys (2 no. buildings)

9.5

Block F

2 to 10 storeys

32.5

Block G

2 to 10 storeys

32.2

Block H

3 to 13 storeys

42.5

12.3

Table 27 – Proposed building heights.

13.2. The height strategy of the existing Dublin City Development Plan 2016-2022 (hereafter “CDP”) details the maximum
building height limits within the city, with the application site being denoted as an ‘Outer City’ location suitable for
low rise buildings (as per Figure 39 ‘Building Height in Dublin Context’ and Section 16.7.2 of the CDP). For both
residential and commercial development, the CDP states that up to 16 meters in height is permitted at such
locations. As detailed in Table 27, above, the proposed development caters for building heights ranging from 2
storeys (maximum height 16.1m) to 13 storeys (maximum height 42.5m). The proposed building heights can
therefore be seen as being above the maximum building heights stipulated in the CDP; however, the proposed
building heights are put forward in recognition of, and seen as wholly appropriate in the context of, the objectives
of the 2018 Urban Development and Building Heights Guidelines for Planning Authorities (hereafter “UD&BHG”).
13.3. The UD&BHG carry forward the National Policy Objectives of the National Planning Framework (2018) and the
Regional Policy Objectives of the Eastern & Midland Regional Spatial and Economic Strategy (2019) in relation to
securing more compact forms of development, particularly within established urban areas. In summary, the
UD&BHG seek to consolidate existing built-up areas by increasing density and height in locations with good public
transport services and seek to move away from blanket limitations on building heights.
13.4. The UD&BHG state, in relation to the assessment of individual planning applications and appeals, it is Government
policy that building heights must be generally increased in appropriate urban locations. There is therefore
a presumption in favour of buildings of increased height in city and town cores and in other urban locations
with good public transport accessibility. The UD&BHG also clearly state that Planning Authorities and An Bord
Pleanála are required to have regard to, and apply, any specific planning policy requirements (SPPRs) of the
UD&BHG, in carrying out their functions. SPPRs stated in the UD&BHG take precedence over any conflicting
policies and objectives of development plans, local area plans and strategic development zone planning
schemes. To this end, it is notable that the existing CDP was adopted prior to the publication of the UD&BHG. (Our
Own Emphasis Added).
13.5. To meet the objectives of the NPF, and solve the issues of housing undersupply in the country, the UD&BHG state
that:
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“to meet the needs of a growing population without growing out urban areas outwards requires more focus in
planning policy and implementation terms on reusing previously developed “brownfield” land, building up urban infill
sites (which may not have been built on before) and either reusing or redeveloping existing sites and buildings that
may not be in the optimal usage or format taking into account contemporary and future requirements”.
13.6. The UD&BHG also place significant emphasis on promoting development within the existing urban footprints and
utilising the existing sustainable mobility corridors and networks:
“In order to optimise the effectiveness of this investment in terms of improved and more sustainable mobility choices
and enhanced opportunities and choices in access to housing, jobs, community and social infrastructure,
development plans must actively plan for and bring about increased density and height of development within the
footprint of our developing sustainable mobility corridors and networks.”
The UD&BHG further state that:
“the preparation of development plans, local area plans, and Strategic Development Zone Planning Schemes and
their implementation in the city, metropolitan and wider urban areas must therefore become more proactive and
more flexible in securing compact urban growth through a combination of both facilitating increased densities and
building heights.”
13.7.Taking the foregoing into consideration, it is put forward that the application site offers an ideal opportunity to
accommodate additional height without undue detriment to neighbouring residential properties, having regard to
the Z15 zoning attached to the site, the prominent location of the site addressing Ballyfermot Road, which caters
for existing high frequency public transport and a proposed BusConnects Corridor, and backing onto the Chapelizod
Bypass. While the proposed development caters for increased building heights, the design and setting of individual
blocks within the scheme ensures that proposed heights are appropriate to their location, meet the required
standards in terms of sunlight / daylight, and protect existing amenity in the surrounding environs.
13.8. Block A caters for a stepped 2 to 5 storey building, located to the rear of the 2 storey Protected Structure, allowing
the Protected Structure to be fully appreciated and appropriately framed by the new building to its rear. As it
addresses Ballyfermot Road, Block B is 5 storeys in height stepping up to 6 storeys as the curvature of Ballyfermot
Road changes, allowing the building to appropriately address both the north-west corner of Markievicz Park and
the north-east corner of Garryowen Road. Block B caters for a maximum height of 8 storeys at its northern elevation,
allowing the block to provide a strong, defined, edge to the central public open space within the scheme, and
correspond with the stepped design of the Block A. Block C steps from 7 storeys to 2 storeys to 6 storeys as one
moves from west to east long Ballyfermot Road, allowing the building to appropriately address the south-east corner
of the site and the proposed new vehicular access at Ballyfermot Road. The largely 2 storey elements of Block C,
as it fronts onto Ballyfermot Road, ensures that existing visual amenity and enjoyment of Markievicz Park is
maintained and enhanced.
13.9. At the eastern boundary of the site, Block E caters for 2-3 storey duplex / triplex units, with rear gardens, ensuring
that the existing amenity of The Steeples residential estate is appropriately protected. To the west of Block E, Block
D steps from 4 storeys to 7 storeys along its eastern elevation. The design of Block D allows the 4 storey element
to integrate with the proposed 2-3 storey Block E and the existing 2-3 storey buildings at The Steeples, before
increasing to 7 storeys as the site opens up to address the north-east corner / the Chapelizod bypass / St.
Laurence’s Road.
13.10. The tallest elements of the proposed development are located around the proposed central public open space. As
they address the central public open space, the proposed blocks cater for buildings with maximum heights of 13
storeys (Block H); 10 storeys (south-west corner of Block F & south-east corner of Block G); 8 storeys (Block B);
and 7 storeys (Block D). It is put forward that the ‘additional’ height around the central public open space caters for
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a sense urbanity which is of an appropriate scale to the size of the public open space and provides for definition to
this area of open space.
13.11. For full details on the rationale behind the design of each individual block and their heights please refer to both the
‘Masterplan’ and the ‘Architectural Design Statement’ prepared by Delphi Design which accompany the application
as a separate, standalone, documents. The proposed development’s compliance with the 4 no. SPPRs of the
UD&BHG, justifying the rationale for additional height in the context of national level policy, is fully detailed in the
submitted ‘Statement of Consistency’ prepared by Delphi Design (Section 5.2.1. of same) which accompanies the
application as separate standalone document – please refer to same for full details.
13.12. In addition, the subject application includes for a ‘CGI and Photomontages’ document and a ‘Daylight and Sunlight
Assessment Results’ document, both of which have been prepared by 3D Design Bureau, which visually
demonstrate how the proposed development fittingly integrates into the surrounding urban context. A Landscape
and Visual Impact Assessment has also been undertaken by Mitchell + Associates which details how the proposed
development will make a positive contribution to the wider area and the future context of the surrounding lands –
this is included as part of the submitted Environmental Impact Assessment Report (EIAR) i.e., Chapter 14 “The
Landscape” of same.
13.13. In consideration of all the above, it is put forward that the proposed building heights are appropriate having regard
to the site’s location and the objectives of both national and regional planning policy which seek to achieve
increased building heights, densities, and compact growth on sites located within the footprint of existing urban
areas, particularly where adjacent to public transport routes.
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14.0.Open Spaces
14.1.Public Open Space
14.1.1. Public open space for the proposed development is primarily provided as follows:
(i) The provision of multi-use playing pitches (1.16 hectares) located in the north-west of the proposed development
and accessed off Lynch’s Lane
(ii) The provision of 0.91 hectares of landscaped public open space located between Blocks B, C, D, G, & H.
The aforementioned spaces represent a combined public open space provision of 2.07 hectares, which equates to
25% of the total site area as required by the Z15 land use zoning objective attached to the subject site in the existing
Dublin City Development Plan 2016-2022 (hereafter “CDP”) – as thoroughly detailed in Section 7 of this Planning
Statement.
14.1.2. The Z15 land use zoning objective requires “the identification of 25% of the lands for open space and/or community
facilities.” It is also a requirement of the Z15 zoning objective that with any development proposal on such zoned
lands, consideration should be given to their potential to contribute to the development of the wider strategic green
network, and to the delivery of housing in the city. The CDP states that where there is no longer a need for the
existing institutional use on Z15 lands, a masterplan is required, which “shall set out a clear vision for the lands
zoned Z15, to provide for the identification of 25% of the lands for open space and/or community facilities.”
The CDP asserts that the masterplan must also incorporate landscape features which retain the essential open
character of the lands zoned Z15. It must also ensure that the space will be provided in a manner designed to
facilitate potential for future public use and protect existing sporting and recreational facilities which are available
predominantly for community use. The 25% public open space shall not be split up, unless site characteristics
dictate otherwise, and shall comprise mainly of soft landscaping suitable for recreational and amenity purposes
and should contribute to, and create linkages with, the wider strategic green network. (Our Own Emphasis Added).
14.1.3. Taking all of the foregoing into account, the proposed development provides for 2.07 hectares of public open space,
which equates to 25% of the total site area, thus complying with the requirements of the CDP that Z15 lands provide
25% of the site area as public open space.
As previously detailed in Section 7 of this Planning Statement, since 2019, the subject site has been closed off to
the public and fully vacated by the De La Salle Order, with the De La Salle National School ceasing operations at
that time. It is therefore put forward that the proposed development will have a significant positive impact on the
surrounding area due to the sustainable utilisation of the subject lands with the previous institutional use now being
replaced by a high-quality, aesthetically pleasing, development of 927 no. residential units, together with ancillary
uses, a large quantum of public open space for use by the wider community and permeable links through the site,
which will be a significant planning gain for the area.
14.1.4. Given the private sale of the lands and departure of the De La Salle Order from the site, it must be accepted that
this site is surplus to their requirements for the purposes of their function. The adjoining Z15 lands to the west are
in separate ownership and occupation and will remain available for / in current institutional and community use,
while the proposed development can facilitate connections to these remaining institutional lands via the site layout
plan and Lynch’s Lane. In addition, the Protected Structure is being retained and renovated to accommodate
childcare and community use, while an area of 0.5 hectares is being reserved to accommodate a future school, as
agreed in principle with the Department of Education & Skills.
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14.1.5. We note that the CDP states that: “the 25% public open space shall not be split up, unless site characteristics
dictate otherwise, and shall comprise mainly of soft landscaping suitable for recreational and amenity purposes and
should contribute to, and create linkages with, the strategic green network”.
It is important to note that in the contract of sale of the subject lands to our client (the Applicant), that our client is
required to provide recreational open space that can accommodate a GAA size pitch which shall be made available
to local schools and sporting teams. Therefore, the proposed development caters for 11.6 hectares that can be
used as an appropriate sized GAA playing pitch or subdivided into a number of smaller pitches for various uses /
teams etc. Given the contractual obligation to provide the proposed playing pitch(es), and the locational context of
the site, it is considered that the optimum location for the proposed pitches is to locate them in the north-west corner
of the site which allows for them to (i) be easily accessed via Lynch’s Lane for both the wider community and future
residents of the development, (ii) enjoy proximate location to existing and future school uses and (iii) to create an
appropriate buffer between existing Z15 uses to the west and the proposed residential buildings within the
development.
Furthermore, given the need to reserve a site for a future school as part of the overall development, which is
proposed in a prominent location in the south-west corner of the development at the junction of Ballyfermot Road
and Lynch’s Lane, adjacent to the proposed pitches and adjoining existing educational uses to the west, a conscious
decision was made to provide the remainder of the required 25% public open space provision in the centre of the
site. Considering the configuration and size of the site, as well as it’s locational context whereby the Chapelizod
Bypass lies to the north and Markiewicz Park lies to the south / south-east, the proposed development provides for
0.91 hectares east of the proposed pitches thus creating a central open space that caters for various forms of
recreation, and adjoins the main pedestrian entrance into the scheme from Ballyfermot Road, as well the proposed
public plazas adjacent to Blocks A and H. This central open space then moves southwards between Blocks B and
C and creates a north-south green axis that connects the central green space to the urban streetscape and
Markiewicz Park to the south/south-east thus creating and enhancing the local green infrastructure network. The
central open space will incorporate a proposed microforest, and as one moves further south, existing planting is to
be retained as part of this open space.
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Figure 22 - 25% Open Space Provision on the site shaded blue and purple.
(Extract from submitted Delphi Design Drawing).
Areas shaded yellow are additional open spaces with public plazas, to the north and south of Block A, and recreation trail, along the
northern boundary, acting as a link between the two primary open spaces.
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Figure 23 – 25% Open Space Provision
On site outlined in yellow connected by a public plaza area as per red arrows.

14.1.6. It is important to note that the proposed multi-use playing pitches will be offered to be taken in charge and managed
by Dublin City Council – as agreed in principle between the Applicant and the Local Authority – and that the pitches
will not be for the sole use of any one club or sporting organisation. The central area of public open space that
extends southwards to the front of the site will be managed by a management company for the development;
however, it’s design and layout ensures that it will be open and accessible to the wider community, while also
catering for a variety of recreational functions.
14.1.7. In addition to the 25% public open space provision of 2.07 hectares on site, additional public open space is also
proposed as follows:
(1) A public plaza area (c. 621 sq.m) located to the south of Block H / north of Block A
(2) A public plaza area (c. 1,456 sq.m) located to the south of Block A / the Protected Structure which fronts onto
Ballyfermot Road
(3) An area of c. 1,445 sq.m along the northern boundary of the scheme which has been designed to be a usable
recreation space for fitness and running.
14.1.8. The public open space provision for the proposed development is clearly detailed on submitted Drawing No. D180811 ‘Public Open Space’ prepared by Delphi Design, which is enclosed with the application (extract of same provided
for in Figure 22 on the previous page) while specific details of the landscaping design are set out in the submitted
landscape drawings and Landscape Design Statement prepared by Mitchell + Associates Landscape Architects.
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14.1.9. The following objectives / policies of the CDP are also noted with respect to the provision of public open space:
▪ Objective GI11: “To seek the provision of additional spaces in areas deficient in public open spaces – by way
of pocket parks or the development of institutional lands.”
▪ Objective GI13: “To ensure that in new residential developments, public open space is provided which is
sufficient in quantity and distribution to meet the requirements of the projected population, including play facilities
for children.”
▪ Policy GI33: ‘To seek the provision of children’s play facilities in new residential developments. To provide
playgrounds to an appropriate standard of amenity, safety, and accessibility and to create safe and accessible
places for socialising and informal play.”
▪ Policy GI10: “To continue to manage and protect and / or enhance public open spaces to meet the social,
recreational, conservation and ecological needs of the city and to consider the development of appropriate
complementary facilities which do not detract from the amenities of spaces.”
In response to the above, the following is put forward as the proposed development’s compliance with same:
▪ The subject site was formerly in use as a national school with associated playing pitches to the rear. The site
is currently secured and not accessible to the public. It provides no current meaningful or sustainable use. The
proposal to provide playing pitches and public open space that will be accessible and useable to the wider public
is evidence of the provision of additional public open spaces.
▪ The strategic location of the site and the provision of high-quality public open space and permeable links will
increase legibility for the wider community and will meet the social, recreational, conservation and ecological
needs of the city. The proposed buildings have active frontages facing onto the public open spaces which
provide for passive supervision.
▪ The proposed development provides significant play facilities for children in the central public open space and
smaller play areas also catered for within the landscaped open spaces. The play spaces will be high-quality and
will be safe, accessible spaces for socializing and include informal play.
14.1.10.The design of the proposed open spaces has been strategically considered in order to cater for linkages with the
existing strategic green network of the city i.e., Markievicz Park to the south / south-east of the site. Blocks B & C
are designed / positioned in order to cater for a pedestrian desire line from the central gate of Markievicz Park into
the proposed public open space between Blocks B & C. This is further enhanced by the provision of a pedestrian
crossing on the Ballyfermot Road. Moving into the development (northwards) this open space widens into the
central area of public open space, comprised of mainly soft landscaping, suitable for recreational and amenity
purposes. From this central public open space, connectivity / pedestrian permeability is provided leading to the
multi-use playing pitches in the north-west of the development via the pedestrian only, additional area of open
space / public plaza area of 621 sq.m located between Blocks A & H.
14.1.11.The rationale for the open space layout is to cater for integration between the proposed playing pitches / reserved
school site (in the western part of the development) and existing educational / institutional uses adjoining to the
west of the site, as well as contributing to the green infrastructure network in the city by integrating the proposed
public green space and Markievicz Park to the south / south-east of the site. While the proposed public open space
is ‘split up’ by Block H, connectivity / pedestrian permeability is catered for via the pedestrian only public plaza area
of 621 sq.m located between Blocks A & H. This condition allows for definition between the more ‘formal’ playing
pitch area and the ‘informal’ central open space, while also ensuring legibility, permeability, and ease of movement
for pedestrians.
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As detailed above, a new public plaza area located between Blocks A & H is provided for in addition to the 25%
public open space provision for the development. This is to be a hard landscaped space which will connect the
central public open space area to the playing pitches in the north-west of the development. This proposed plaza
area will also be connected to Ballyfermot Road via a new pedestrianised street between Blocks A & B.
Furthermore, in addition to the 25% public open space provision for the development, a new public plaza area is
provided to the south of Block A, fronting onto Ballyfermot Road (c. 1,456 sq.m).This plaza area will accommodate
the relocated paired principal entrance gate piers of the Protected Structure and, in tandem with the proposed
community use in the Protected Structure and the proposed commercial use in Block B, caters for vibrant area with
a consistent level of activity that will enhance the value and enjoyment of the Protected Structure. Additionally,
along the northern boundary of the development, an area of c. 1,445 sq.m is provided for which has been designed
to be a usable recreational space, catering for walkways, seating, fitness stations etc.
14.1.12.Further details of proposed open space areas and landscaping design are set out in the submitted landscape
drawings and Landscape Design Statement prepared by Mitchell + Associates Landscape Architects – please refer
to same.
14.2.Communal Open Space
14.2.1. In addition to the public open space provisions, the proposed development also caters for a generous provision of
communal open space which is put forward in compliance with the requirements of the Sustainable Urban Housing:
Design Standards for New Apartments - Guidelines for Planning Authorities (2020).
14.2.2. Blocks A, B, C, D, F, G, & H cater for external areas of communal open space at ground floor and podium level,
while Blocks B, F, G, & H also cater for communal open spaces in the form of roof gardens. Details of the communal
open space provisions for the development can be found in Table 28 below . Communal open space provisions are
also detailed on the submitted Housing Quality Assessment which accompanies the application.
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Block
Block A
Block B
Block C
Block D
Block F

Block G
Block H
Totals

Communal Open Space Provision
(sq.m)
2
c. 857m located at ground floor level
in the centre of the block
c. 827m2 located at first floor (podium)
level in the centre of the block +
c.137m2 roof garden on the 5th floor
c. 583m2 located at ground floor level
in the centre of the block
c. 1,867m2 located at first floor
(podium) level in the centre of the
block
c. 530m2 located at ground floor level
to the rear (north) of the block +
c. 515m2 roof gardens on the 6th & 8th
floors
c. 1,597m2 at first floor (podium) level
in the centre of the block + c. 470m2
roof gardens on the 5th & 8th floors
c. 457m2 located at first floor (podium)
level in the centre of the block+ c.
499m2 roof gardens on the 2nd floor
-

Total Communal Open Space
Provision (sq.m)
857
964

583
1,867
1,045

2,067
956
8,339

Table 28 – Communal open space provisions.

As demonstrated in Table 28 above, and the on the submitted drawings for each individual block, the proposed
communal open space provision within the development equates to c. 8,339 sq.m
14.2.3. Regarding communal open space provisions, the CDP states that communal open spaces should be provided for
apartment schemes as:
“a ‘breathing space’ and for meeting the amenity needs of residents. It may be in the form of accessible sheltered
roof gardens, communal landscaped areas at ground level or at podium level where commercial or retail uses
occupy the ground floor. Whilst private and communal amenity space may adjoin each other, there should generally
be a clear distinction with an appropriate boundary treatment and/or ‘privacy strip’ between the two.”
Appendix 1 of The Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning
Authorities (2020) set the following standards for the provision of communal open (amenity) space:
▪
▪
▪
▪
▪

4 sq.m for studios
5 sq.m for 1 bed dwellings
6 sq.m for 2 bed / 3 person dwellings
7 sq.m for 2 bed / 4 person dwellings
9 sq.m for 3 bed dwellings

Based upon the above standards and the proposed dwellings mix, the communal open space requirements for the
proposed development are detailed in Table 29 below.
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Proposed
Dwelling
Type

No. of
Dwellings
Proposed

Individual Communal
Open Space
Requirement (sq.m)

Total Communal
Open Space
Requirement (sq.m)

1 bed

325

5

1,625

2 bed / 3 person

36

6

216

2 bed 4 person

502

7

3,514

3 bed

64

9

576

-

927

-

5,931

Table 29 - Communal open space requirements.

14.2.4. The proposed development caters for 8,339 sq.m of communal open space, which is in excess of the 5,931 sq.m
required (equating to an additional 41%) based on the standards of The Sustainable Urban Housing: Design
Standards for New Apartments - Guidelines for Planning Authorities (2020) and the proposed dwellings mix. The
architectural and landscaping plans/details submitted with the application, including boundary treatments, ensure
that public, communal, and private open spaces will clearly be defined and differentiated.
14.2.5. In addition to the above, as stated in Section 9 of this Planning Statement, each of the proposed blocks, with the
exception of Block E, also cater for internal community amenity rooms which will provide for enjoyable recreation /
meeting space for future residents of the individual blocks enhancing the overall sense of community within the
scheme. (Note: The stated “communal amenity space” figures on the submitted Housing Quality Assessment
prepared by Delphi Design, both for individual blocks and the overall development, includes for both the external
communal open spaces detailed in Table 28 above and the internal communal amenity rooms within each individual
block).
14.2.6. Given all the foregoing it is considered that the proposed development provides for an ample provision of communal
open (amenity) space, both internally and externally, which will aid the creation of a sense of place and foster
community spirit within the development.
14.3. Private Open Space
14.3.1. In general, private amenity space for each proposed dwellings are provided for in the form of terraces at ground
floor level and balconies/terraces on all upper floors. The location and orientation of each private amenity space
has been carefully considered to maximum use of space and receipt of sunlight/daylight throughout the day.
14.3.2. Private amenity space for the dwellings in Block E is provided for in the form of rear gardens and balconies for the
duplex / triplex units, with balconies provided for the first floor apartments.
14.3.3. The quantum of private amenity space for each dwelling meets with and/or exceeds the requirements of The
Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning Authorities (2020),
as detailed in the Housing Quality Assessment prepared by Delphi Design which accompanies the application as
a separate document – please refer to same for details.
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15.0.Other Notable Elements
15.1.Multi-Use Playing Pitches
15.1.1. As detailed in Section 7 of this Planning Statement, the application site is zoned objective Z15 in the existing Dublin
City Development Plan 2016-2022 (hereafter “CDP”). The Z15 zoning objective requires: “the identification of 25%
of the lands for open space and/or community facilities”. It is also noted that the Z15 zoning objective seeks to
protect and provide for institutional and community use.
15.1.2. The former De La Salle National School on the site included playing pitches located to the rear of the school
buildings / yard. In compliance with the Z15 land use zoning objective attached to the site, the proposed
development caters for the provision of multi-use playing pitches in the north-west of the development, accessed
of Lynch’s Lane. The provision of these pitches ensures that a community use remains on the site in compliance
with the Z15 zoning objective.
15.1.3. The proposed playing pitches equate to an area of 1.16 hectares. The playing pitch area is capable of supporting
a full sized GAA pitch and can also accommodate sports with a smaller field requirement e.g., soccer. It has been
agreed in principle between the Applicant and Dublin City Council, that the playing pitches will be taken in charge
by Local Authority – as indicated on the submitted Taking in Charge drawing (Drawing No. 1808-12) prepared by
Delphi Design which is enclosed with the application.
The proposed playing pitches will be available to all members of the wider community and will not be for the sole
use of any one club or sporting organisation. As such, it is considered that the provision of the multi-use playing
pitches in the north-west of the development ensures that the development protects, and provides for, community
uses on the site.
15.1.4. The playing pitches have been strategically located to be adjacent to / easily accessible from existing educational
and institutional uses adjoining application site to the west, and the reserved school site catered for as part of the
proposed development. The location of the pitches is also considered to allow for quieter access away from the
busier Ballyfermot Road to the front of the site.
15.1.5. Perpendicular on-street car parking spaces are located to the south of the playing pitches on the internal street
network, while bicycle parking is also provided adjacent to the pitches – please refer to the submitted Traffic and
Transport Assessment Report prepared by DBFL Consulting Engineers for further details. A footpath is catered for
adjacent to the pitch area to ensure universal access to the playing area.
15.2. Reserved School Site
15.2.1. As previously detailed in this Planning Statement, the Applicant has liaised considerably with the Department of
Education & Skills with regard as to whether a school would be required as part of a development proposal on the
subject site.
The Department of Education & Skills have indicated to the Applicant that they do not require a school on the site
at present; however, one may be required in future. As such, the proposed development caters for an area of 0.5
hectares reserved for a school site, in the south-west of the development at the junction of Lynch’s Lane and
Ballyfermot Road, which can be developed as, and when, required by the Department of Education & Skills.
15.2.2. The location of the reserved school site has been strategically chosen to be proximate to adjoining / existing
educational uses to the west of the site, to the proposed childcare facility in the Protected Structure, and to the
proposed playing pitches in the north-west of the development.
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15.2.3. Prior to the submission of this application, the applicant sent preliminary details of a potential school building on the
reserved school site to the Department of Education & Skills which demonstrated that the reserved school site is
fully capable of supporting a 16-32 classroom school. Furthermore, as agreed with the Department of Education
& Skills, 16 no. car parking spaces in the basement of Block H will be reserved for use of the future school – as
detailed on enclosed Drawing No. D1808-H-01 ‘Block H – Basement Plan’ prepared by Delphi Design.
15.2.4. We understand that the Department of Education & Skills are satisfied with the size / location of the reserved school
site, subject to appropriate conditions, and a letter confirming their position is enclosed with the application, and a
copy of same is provided in Appendix D of this Planning Statement– please refer to same for full details.
15.2.5. For clarity, we confirm that the subject application does not seek for permission for a new school building, but that
the site shall remain reserved for future use as a school site until such time as either the Department of Education
& Skills acquires same and/or confirms there is no need for a school on this site. In the interim, the existing west
wing of the former De La Salle school will be demolished, and the area grassed and reserved for use by the
Department of Education & Skills upon confirmation for their need for the site.
15.2.6. To summarise, in compliance with the Z15 zoning objective attached to the site, the applicant has consulted the
relevant statutory provider (i.e., the Department of Education & Skills) and has accommodated their requirements
within the proposed development. As such, it considered that the development complies with the Z15 zoning
objective attached to the site and that the site is being developed in a sustainable manner which supports the
objectives of the existing Dublin City Development Plan 2016-2002 and the future requirements of the Department
of Education & Skills.
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16.0.Parking & Roads
16.1.Car Parking
16.1.1. In total, the proposed development caters for 687 no. car parking spaces provided for in a mix of basement,
undercroft, and surface level on-street car parking. The proposed 687 no. car parking spaces can be broken down
as as follows:
▪
▪
▪
▪

639 no. residential car parking spaces (including dedicated disabled, EV, visitor & GoCar spaces)
16 no. car parking spaces reserved for the school (as agreed with the Department of Education & Skills)
19 no. car parking spaces for the playing pitches
13 no. car parking paces at Lynch’s Lane for visitors etc.

A fully detailed breakdown of the proposed car parking provisions can be found in Section 5.1 of the submitted
Traffic & Transport Assessment Report prepared by DBFL Consulting Engineers which is enclosed with the
application – please refer to same for details – however; for convenience, a summary is provide in the following
sub-sections.
16.1.2. The proposed development caters for 3 no. basement level car parks which form part of Blocks C, F & H. Block C
caters for a part basement level (c. 3,049 sq.m) comprised of 93 no. car parking spaces, which is accessed from
the east of the building. Block F caters for a basement level (c. 1,838 sq.m) comprised of 68 no. car parking spaces
which is accessed from the south of the building. Block H caters for a basement level (c .4,753 sq.m) comprised of
134 no. car parking spaces which is accessed from the west of the building.
The basement level of Block H shares internal stair core access with Block A. Within the basement of Block H, 16
no. car parking spaces are reserved solely for the future use of the school site, as agreed in principle with the
Department of Education & Skills (i.e., 16 no. car parking spaces of the total 134 no. car parking spaces provided
at basement level of Block H).
Table 30, below, details the proposed basement car parking provisions for the development.
Block

No. of Disabled
Spaces

No. of EV
Spaces

Reserved for
Future School

C
F
H

Total No. of
Standard Resident
Bays
76
57
96

5
4
9

12
7
13

16*

Total No. of
Basement
Spaces
93
68
134

Totals

229

18

32

16

295

Table 30 – Basement car parking provisions.
(*) Note: 1 no. disabled car parking space included for in future school provisions.

As demonstrated in Table 30, above, the proposed development caters for 3 no. basement level car parks which
cater for a total of 295 no. car parking spaces.
16.1.3. The proposed development also includes 3 no. undercroft car parking areas located at ground floor level in Blocks
B, D & G. Undercroft car parking for Block B caters for 58 no. car parking spaces with access from the east of the
building. Undercroft parking for Block D caters for 103 no. car parking spaces with access from the east of the
building. Undercroft parking for Block G caters for 69 no. car parking spaces with access from the east of the
building.
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Table 31, below, details the proposed undercroft car parking provisions for the development.
Block

No. of Disabled
Spaces

No. of EV
Spaces

B
D
G

Total No. of
Standard Resident
Bays
49
88
58

3
4
4

6
11
7

Total No. of
Undercroft
Spaces
58
103
69

Totals

195

11

24

230

Table 31 – Undercroft car parking provisions.

As demonstrated in Table 31, above, the proposed development caters for 3 no. undercroft car parking areas which
cater for a total of 230 no. car parking spaces.
16.1.4. At surface level, the proposed development caters for 162 no. on-street car parking spaces (including 13 no. car
parking spaces on Lynch’s Lane) which are appropriately distributed throughout the proposed development. The
on-street parking layout has been carefully considered to ensure that proposed streets and public open space areas
are not dominated by car parking while also providing for safe and convenient car parking facilities within the
scheme.
Table 32, below, details the proposed surface level car parking provisions for the development.
Block

Total No. of Visitor
Parking

No. of Disabled
Spaces

No. of GoCar
Spaces

6

Total No. of
Resident
Parking
-

-

-

3
6

-

3
-

-

Total No. of
Surface
Spaces
6
6
6

A
B
C
D

20

-

-

5

25

E

4

15

-

-

19

F

23

-

2

-

25

G

26

-

2

-

28

H

15

-

-

-

15

Pitches

17

-

2

-

19

Lynch’s Lane

13

-

-

-

13

Totals

133

15

9

5

162

Table 32 – Surface level car parking provisions.

As demonstrated in Table 32 , above, the proposed development caters for 162 no. surface level car parking
spaces. (Note: Table 32 above includes for 13 no. car parking spaces located within the subject site boundaries at
Lynch’s Lane).
Please also note that the details provide in Tables 30-32 above refer to the geographical location of spaces around
the site. Full assignment is provided in Table 5.4 of the submitted Traffic & Transport Assessment Report prepared
by DBFL Consulting Engineers – please refer to same for details. Please also refer to Section 16.1.6. below.
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16.1.5. As demonstrated in Table 30-32, above, the proposed development caters for a total of 687 no. car parking spaces.
Table 33, below, provides for an overall summary.
Block

No. of Basement
Spaces

No. of Undercroft
Spaces

No. of On-Street
Spaces

Total No. of Spaces

A

Shared with Block H

-

6

6

B

-

58

6

64

C
D

93
-

103

6
25

99
128

E

-

-

19

19

F
G

68
-

69

25
28

93
97

H

118*

-

15

133

Pitches

-

-

19

19

Future School

16

-

-

16

Lynch’s Lane

-

-

13

13

Total

295

230

162

687

Table 33 – Total car parking provisions.
(*) Note: The above figure for basement car parking spaces in Block H discounts the 16 no. car parking spaces provided for the future
school i.e., basement of Block H has 134 no. car parking spaces total.

16.1.6. The provision of 687 no. car parking spaces within the proposed development includes for 535 no. long term car
parking spaces and 152 no. short term car parking spaces.
Of the 535 no. long term car parking spaces proposed, 519 no. car parking spaces are allocated to residential
dwellings with 16 no. car parking reserved for the future school site (in the basement of Block H).
Of the 152 no. short term car parking spaces proposed, 120 no. car parking spaces are allocated to residential
dwellings with 19 no. car parking for the playing pitches and 13 no. car parking spaces on Lynch’s Lane.
As fully detailed in Table 5.4 of of the submitted Traffic & Transport Assessment Report prepared by DBFL
Consulting Engineers the long term residential car parking ratio equates to 0.56 car parking spaces per residential
dwelling. The short term residential car parking ratio equates to 0.13 car parking spaces per residential dwelling. In
total the residential car parking ratio therefore equates to 0.69 car parking spaces per residential dwelling.
16.1.7. Map J “Strategic Transport & Parking Areas” of the existing Dublin City Development Plan 2016-2022 (“CDP”) has
regard to car parking and denotes the subject site as being in “Area 3” which requires 1.5 spaces per residential
dwelling in accordance with Table 16.1 of the CDP.
We note that the CDP states that car parking standards are: “maximum in nature and may be reduced in
specific, mainly inner city locations where it is demonstrated that other modes of transport are sufficient
for the needs of residents”, and that apartment spaces are mainly “to provide for car storage to support familyfriendly living policies in the site and make apartments more attractive for all residents. It is not intended to promote
the use of the car within the city” (Our Own Emphasis Added).
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16.1.8. The Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning Authorities (2020)
(“Apartment Guidelines”) also have regard to car parking provisions for new apartment schemes and, as Section
28 Guidelines, take precedence over the CDP standards. As such, the proposed car parking provisions for the
development are based upon the recommendations set out in the Apartment Guidelines.
The Apartment Guidelines seek to reduce car parking, where possible, in favour of more sustainable modes of
transportation, and state the following with regard 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.” (Our Own Emphasis Added).
The Apartment Guidelines define ‘Central and/or Accessible Urban Locations’ as:
“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” (Our Own Emphasis Added).
Based upon the foregoing, the subject site can be defined as a ‘Central and/or Accessible Urban Location’ within
the context of the Apartment Guidelines, based upon the site’s proximity to an existing high quality public transport
(Ballyfermot Road QBC), and also with consideration to future public transport routes i.e., the proposed
BusConnects Corridor on Ballyfermot Road.
Regarding BusConnects, it important to note that the Applicant’s design team has held consultations with both the
National Transport Authority (“NTA”) and Dublin City Council prior to the submission of the subject application. As
detailed in Section 2.6.5 to 2.6.20 of the submitted Traffic & Transport Assessment Report prepared by DBFL
Consulting Engineers, Bus Corridor Number 7 is proposed to directly pass the subject site along Ballyfermot Road.
Along the entire subject site’s 350m frontage with Ballyfermot Road the NTA’s proposals include the implementation
of a segregated cycle track, a bus lane and one general traffic lane in both directions along Ballyfermot Road. To
accommodate this modified wider road cross section the NTA propose to encroach into, and utilise, lands located
within the subject application site. The current proposal, as of January 2022, encroaches into the subject application
site to an extent of approximately 2,090 sq.m. This notable scale of encroachment is being progressed by the NTA
as it provides the opportunity to relocate the Core Bus Corridor footprint out of Markievicz Park (as initially proposed)
thereby safeguarding the existing open space / parks area and associated significant trees located along its
frontage with Ballyfermot Road.
The subject application / proposed layout has been designed to fully take into account the requirements of the NTA
with regard to the proposed BusConnects Corridor on Ballyfermot Road. The proposed site layout accommodates
BusConnects, will not impact on the delivery of same, and the Applicant and their design team have catered for an
appropriate set back along Ballyfermot Road to accommodate the BusConnects Corridor so that existing open
space / parks area (Markievicz Park) and associated significant trees located along Ballyfermot Road can be
protected and maintained, as has been agreed in principle with the NTA.
Therefore, the given the site’s location and the accommodation of NTA’s requirements for the provision of the
BusConnects Corridor on Ballyfermot Road, it is wholly considered that the car parking provision for the
development can be appropriately: “minimised, substantially reduced or wholly eliminated in certain circumstances”
as recommended by the Apartment Guidelines.
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16.1.9. The proposed residential car parking provision of 639 no. car parking spaces (i.e., discounting the 16 no. future
school spaces, 19 no. playing pitch spaces and 13 no. Lynch’s Lane spaces) equates to a ratio of 0.69 car parking
spaces per residential dwelling which represents a reduced car parking standard when compared to CDP standards
(which are a maximum); however, in the context of the Apartment Guidelines the proposed car parking provision
is considered to be wholly justified by virtue of the site’s proximity to existing public transport options (existing and
proposed urban bus services within 1km of the application site).
The submitted Traffic & Transport Assessment Report prepared by DBFL Consulting Engineers includes for an
assessment of the 2016 Census car ownership data at existing residential areas within the Ballyfermot area in order
to determine if this level of car parking provision is adequate to cater for the potential car parking demand within
the proposed development. The assessment of local car ownership using the 2016 Census census data reveals
an average car ownership ratio of 0.58 cars per household. In comparison, the proposed development caters for a
provision of 0.69 car parking spaces per residential dwelling on average and therefore is considered an appropriate
quantum to accommodate the predicted demand from the proposed development.
Please refer to Section 5.1. of the submitted Traffic & Transport Assessment Report for further details.
16.1.10.Further details of the proposed car parking provisions and rationale for the proposed quantum are set out in the
enclosed Traffic & Transport Assessment Report prepared by DBFL Consulting Engineers – please refer to same.
16.2. Bicycle Parking
16.2.1. In total, the proposed development caters for 2,429 no. bicycle parking spaces (including 18 no. cargo bike spaces)
which are located at basement, undercroft and surface level, and in some cases within the proposed blocks
themselves.
16.2.2. Of the 2,429 no. bicycle parking spaces proposed, 2,296 no. bicycle parking spaces are dedicated residential
spaces (excluding the cargo bike spaces). Accordingly, with 927 no. dwellings proposed, this equates to
approximately 2.5 bicycle parking spaces per dwelling. The 2,296 no. residential bicycle parking spaces are
comprised of 1696 no. long term and 600 no. short term bicycle parking stands. Table 34, below, provides for a
breakdown of the dedicated residential bicycle parking spaces.

Block

No. of Long-Term
(Residential) Spaces

No. of Short Term
(Residential) Visitor Spaces

A
B
C
D
E
F
G
H
Total

128
235
220
391
22
190
270
240
1,696

36
69
50
99
38
60
78
170
600

Total No. of Residential
Bicycle Spaces
164
304
270
490
60
250
348
410
2,296

Table 34 – Dedicated residential bicycle spaces.

16.2.3. Regarding bicycle parking provisions for new apartment schemes, The Sustainable Urban Housing: Design
Standards for New Apartments - Guidelines for Planning Authorities (2020) (“Apartment Guidelines”) recommend
the provision of 1 no. bicycle parking space per bedroom and 1 no. visitor space for every 2 no. apartments.
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Based on the proposed dwelling mix, this equates to a provision of 2,057 no. bicycle parking spaces (i.e., 1,593 no.
bedrooms, equating to 1,593 no. long term spaces, + 464 no. visitor spaces).
As detailed in Table 34, above, the proposed development caters for 1,696 dedicated long term residential bicycle
parking spaces and 600 no. short term (visitor) spaces which is considered appropriate and in compliance with the
bicycle parking standards of the Apartment Guidelines.
16.2.4. It should be noted that, in addition to the above 2,296 no. standard residential bicycle parking spaces, 18 no. cargo
bike spaces are also proposed, as detailed in Section 5.3 of the submitted Traffic & Transport Assessment Report
prepared by DBFL Consulting Engineers – please refer to same for details.
16.2.5. In addition to the above detailed residential bicycle parking provisions, the proposed development also caters for:
▪
▪
▪
▪

56 no. external bicycle parking spaces for the proposed childcare facility in Block A
5 no. external bicycle parking spaces for the proposed commercial unit in Block B
10 no. external bicycle parking spaces for the proposed retail / café unit in Block H
44 no. external bicycle parking spaces for the proposed playing pitches

16.2.6. Further details of the proposed bicycle parking provisions and rationale for the proposed quantum are set out in
Section 5.3 of the submitted Traffic & Transport Assessment Report prepared by DBFL Consulting Engineers –
please refer to same for details.
16.3.Motorcycle Parking
16.3.1. In addition to the proposed car and bicycle parking provisions, the proposed development also caters for 26 no.
motorcycle spaces as detailed in Figure 24 below. Please refer to Section 5.4 of the submitted Traffic & Transport
Assessment Report prepared by DBFL Consulting Engineers for further details.

Figure 24 – Proposed motorcycle provision.
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16.4.Road Considerations
Existing Roads
16.4.1. The subject site has existing access from 3 no. vehicular entrances. Two of these accesses are from Ballyfermot
Road (R833) which abuts the southern boundary of the site i.e., 1 no. to the former school buildings and 1 no. to
the Mount La Salle “Monastery” building in the south-east part of the site. There is also access to the subject site
from Lynch’s Lane to the west which serves the subject site, the Ballyfermot Family Resource Centre, and the
Candle Community Trust.
All 3 no. existing access points to the subject site are currently gated to prevent access to the site and the
unoccupied buildings.
Proposed Roads
16.4.2. Vehicular access to the proposed development will be from 2 no. access points as follows: (i) 1 no. from the south
accessed from Ballyfermot Road (between proposed Blocks B & C), and (ii) 1 no. from Lynch’s Lane to the west.
Both of the proposed vehicular entrances can achieve sightlines in excess of the recommendations for a 50 Km/h
design speed zone as outlined in the Design Manual for Urban Roads and Streets (DMURS). A Statement of
Compliance with DMURS has been prepared by DBFL Consulting Engineers and is submitted with the application
– please refer to same.
Road infrastructure within the site comprises of a 5.5m loop access road, 5.5m access road, 2m wide footpaths,
traffic calming tabletop ramps, parking and disable access bays. Internal estate roads and have been designed for
a 30Km/h limit and comply with sightline splays of 23m.
For further information regarding the road layout and design please refer to the submitted Traffic and Transport
Assessment Report prepared by DBFL Consulting Engineers, which is enclosed with the application, as well as
the following list of drawings:
▪
▪
▪

Dwg. No. 180189-DBFL-RD-SP-DR-C-1000 for road layout plan.
Dwg. No. 180189-DBFL-RD-SP-DR-C-1001 for auto tracking for fire tender
Dwg. No. 180189-DBFL-RD-SP-DR-C-1002 for auto tracking for Bin Truck

Design Approach
16.4.3. The rationale behind the proposed layout is to prioritise the requirements of sustainable modes of travel, provide a
balanced and equitable interaction between different users across a network of attractive, high quality, selfregulated internal streets.
The adopted design philosophy, whilst considering the needs of private motor cars, has placed these requirements
at the bottom of the network’s user hierarchy and, accordingly, seeks to deliver a safe, comfortable and attractive
environment by excluding the private motor car from the heart of the proposed development.
The design of the internal street network incorporates two principal multifunctional ‘place’ based street types in
respect of their intended function as follows:
▪

An internal traffic calmed multifunctional circular ‘looped’ street extending between the site’s 2 no. access /
egress junctions but which are aligned as much as possible along the peripheral edge of the masterplan lands
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with the objective of delivering a comprehensive car-free pedestrian orientated high-quality urban environment
focused upon the landscaped heart of the proposed residential development, as per Figure 25 below.
▪

Pedestrian / cycle only linkages crisscrossing the internal car-free internal urban and landscaped heart of the
masterplan lands. These linkages provide convenient, attractive and safe connections between the various
residential blocks and key travel destinations including (i) the on-site non-residential facilities (e.g., creche,
retail, commercial, and community), (ii) the public transport interchanges on Ballyfermot Road, and (iii) the
neighbouring off-site retail, educational and service facilities in Ballyfermot Village.

Figure 25 – Illustration of car-free central precinct.
(Extract from submitted Traffic & Transport Assessment Report)

16.4.4. As a result of the proposed design approach, the proposed childcare facility, community facility, commercial unit,
and retail/café unit will all be easily accessible by walking via the masterplan's centrally located car-free central
precinct. Nevertheless, for the small level of external traffic that may be generated by these non-residential land
uses the development’s mobility strategy enables such external trips to gain access via Lynch’s Lane access and
utilise the car parking bays adjoining the playing pitches. From these parking bays customers and visitors can walk
the final short leg of their journey via the development’s centrally located car free precinct.
It is considered that development will be highly accessible to pedestrians and cyclists. Pedestrians and cyclists will
be given priority within the internal site layout to ensure travel desire lines within the site are accommodated
providing a good level of service and ensures the risk of vehicle/pedestrian conflict is minimised.
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Busconnects
16.4.5. It also considered highly relevant to note with regard to road proposals, that the proposed development includes
for works to the existing Ballyfermot Road and Lynch’s Lane. These works have been discussed with Dublin City
Council and a letter of consent from Dublin City Council for these works, dated 8th December 2021, is submitted
with the application – a copy of which is enclosed in Appendix E of this Planning Statement.
Furthermore, while not being listed as a prescribed body in An Bord Pleanála’s Notice of Pre-Application
Consultation Opinion, prior to the submission of this application the Applicant’s agents, Delphi Design, and their
engineering consultants, DBFL, held consultations with both the National Transport Authority (“NTA”) & the
Transportation Section of Dublin City Council regarding the future BusConnects Corridor which is proposed to
directly pass the subject site along Ballyfermot Road. Following on from these consultations, it has been agreed in
principle that the NTA can encroach into, and utilise, lands located within the subject application site. The Applicant
has agreed to fully accommodate the NTA’s proposals and proposed site layout caters for an appropriate set back
to accommodate the future BusConnects Corridor on Ballyfermot Road so that existing open space (Markievicz
Park) and associated significant trees located on the opposite side of Ballyfermot Road can be protected and
maintained.
Proposed works on Ballyfermot Road also include for a new pedestrian crossing between Markievicz Park and the
proposed development to cater for connectivity and enhance safety of movement for pedestrians to and from the
site. Please refer to submitted Drawing No. 180189-DBFL-RD-SP-DR-C-1000 ‘Road Layout Plan’ as well as the
submitted Traffic and Transport Assessment prepared by DBFL Consulting Engineers for further details.
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17.0.Urban Design
17.1.The subject application is accompanied by both a ‘Masterplan’ and ‘Architectural Design Statement’ prepared by
Delphi Design, submitted as separate documents accompanying the application, which detail the rationale of, and
the architectural merits of, the proposed scheme – please refer to both of these documents for further and full details
of the urban design.
17.2.It is considered that the proposed development provides for an appropriate variety of housing typologies, building
heights, open spaces, and ancillary uses, which are provided for at an appropriate scale and density to the site’s
locational context and in compliance with national planning policies objectives which seek to increase building
heights, densities, and compact forms of development in urban areas.
17.3.As outlined in the submitted Masterplan document prepared by Delphi Design, the main design objectives of the
proposed development, from an urban design viewpoint, are as follows:
▪ Create a primary public route through the site using established entry points, from Lynch’s Lane to Ballyfermot
Road, that facilitates vehicle, cycling and pedestrian permeability thus opening up the rear areas of the site.
▪ Open up the front of the site to Ballyfermot Road, creating a new focus on, and enhance the presence of, the
Protected Structure by creating a landscaped public plaza to the front of the building to, with adjoining building
heights layered and set back.
▪ Cater for an urban plan of courtyard blocks, orientated in a predominantly north-south arrangement to take
advantage of light and views, around a central park and playing pitches.
▪ Create a new urban edge to Ballyfermot Road and provide for enclosure and definition to the proposed central
park and of the playing pitches, with informal pedestrian paths and routes for providing for permeability and
connectivity.
▪ Provides for an ample provision of public open space, in the form of open green spaces and urban landscaped
plazas that are interconnected and cater for visual interest and recreational amenity.
▪ Locate significant architectural buildings so as to define entrances, public open spaces and for orientation,
identifiable through variety in facade, material and building form.
▪ Provided for passively supervised internal courtyards within the proposed residential blocks which have good
orientation and aspect, and views provided out over public open space and over the wider urban landscape to
the north.
▪ Prioritise public green space, pedestrians and cyclists, by utilising underground and undercroft parking areas for
cars and bicycles, and catering for a looped internal road network that ensures the centre of the scheme remains
vehicle free.
▪ Provide for ancillary uses, including for a shop, childcare facility, community hub etc. for use by both future
residents and the wider community.
▪ Provide for with individual residential amenity rooms in each block to aid the fostering of a sense of community
within each block.
▪ Take advantage of the ‘fifth elevation’ by providing for common roof terraces and gardens.
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▪ Support the retention of the existing mature trees to Ballyfermot Road along the north boundary of Markievicz
Park (outside of the site boundaries) by facilitating the future BusConnects Corridor within the development site
through proposed setbacks and block layouts.
17.4.The proposed site layout design is based upon 5 no. character zones, each with its own its individual identity which
is legible through architectural facade treatment, building form and variance in density. Although the character areas
contain a similar building typology - i.e., residential courtyard block typology - each zone has differing qualities that
derive from its position on the site, street typology, views and orientation. A summary of each character zones is
detailed below and illustrated in Figure 26. Please refer to the submitted Architectural Design Statement prepared
by Delphi Design for full details.
▪

Zone 1 - The Protected Structure School defines the character of the front of the site and its cultural history.
The public plaza and pedestrian street will add activity and vitality to the development and its surroundings.

▪

Zone 2 - The landscaped entrance at the southern edge of the site overlooks Markievicz Park, with an arboreal
connection into the central park from Ballyfermot Road.

▪

Zone 3 - A quiet, landscaped residential street with own door accessed apartments and duplexes, and pocket
parks sits to the east.

▪

Zone 4 - The playing pitches are overlooked by the higher density courtyard blocks, which also enjoy expansive
views north over the Liffey valley and to the Phoenix Park.

▪

Zone 5 - The Central Park is the organising element of the scheme, to which each character area is connected
visually and where all can be seen collectively.

Figure 26 – Character Zones.
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17.5.The proposed scheme has been designed with regard to the 12 Design Criteria and Indicators contained in the
Urban Design Manual (2009). The proposed development’s compliance with same is fully addressed in Section
5.2.3. of the Statement of Consistency prepared by Delphi Design which is submitted with the application as a
separate document – please refer to same. Please also refer to both the submitted Masterplan and the submitted
Architectural Design Statement prepared by Delphi Design for full details on the urban design principles of the
proposed development.

DE LA SALLE SHD

PLANNING STATEMENT

115 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

18.0.Part V Proposals
18.1.The Applicant proposes to allocate 10% of the proposed residential units within the development for social housing
in compliance with Part V, Section 96 (3)(b)(i) of the Planning and Development Act 2000 (as amended). It should
be noted that the subject site was purchased by the Applicant in 2018 (i.e., during the period between 1 st September
2015 and 31st July 2021) and therefore any new planning permission granted during the period beginning on 3rd
September 2021 and 31st July 2026 has a 10% Part V obligation.
18.2.The Applicant has engaged with the Local Authority (Dublin City Council) regarding the proposed development’s
requirements for Part V of the Planning and Development Act 2000 (as amended). Submitted with the application
is a ‘Part V Proposals’ document which includes for a Letter of Validation, dated 30th March 2022, received from
Dublin City Council (Part V Ref: 903) which confirms that: (i) the Applicant’s agents have engaged in Part V
discussions with Dublin City Council and (ii) an agreement in principle to comply with their Part V requirement has
been reached.
Dublin City Council’s preferred option is to acquire units on site and is bound by the planning permissions granted;
therefore, Dublin City Council can only agree in respect of the actual permitted development.
18.3.The submitted ‘Part V Proposals’ document includes for details of indicative costings and proposed unit types. The
submitted ‘Part V Proposals’ document should be read in conjunction with the submitted Drawing No. D1808-14
‘Part V’ prepared by Delphi Design which details the location of Block D where the proposed Part V units are
located. The submitted Part V Proposals’ document should therefore also be read in conjunction with the
architectural drawings for Block D prepared by Delphi Design, i.e., Drawings No’s. D1808-D-01 to D1808-D-07, as
these drawing detail the specific locations of the Part V units within Block D.
18.4.It is proposed to offer Dublin City Council 93 no. units within the development, representing 10% of the total no. of
units proposed within the development, to satisfy the requirements of Part V of the Planning and Development Act
2000 (as amended). The proposed Part V units are located within Block D of the development and are comprised
of the following unit mix.
Unit Type
1 bed / 2 person unit
2 bed / 3 person unit
2 bed / 4 person unit
3 bed / 5 person unit
3 bed / 6 person unit
Totals

Part V Mix
32
17
31
2
11
93

Table 35 – Part V Proposals.

The proposed Part V units detailed in Table 35, above, are comprised of 12 no. duplex units and 81 no. apartment
units.
18.5.The information set out above and in the enclosed ‘Part V Proposals’ document is intended to provide a reasonable
estimate of the costs and values of the proposed Part V units based on construction costs and values prevailing at
the time of this application. The information set out is for the purposes of facilitating the planning application and
will be subject to finalisation and formal agreement with the Local Authority (i.e., Dublin City Council). The ultimate
agreement with regard to compliance with Section 96 of the ) of the Planning and Development Act 2000 (as
amended) is dependent upon receipt of a final grant of permission and on the site value at the time the permission
is granted. The Applicant intends to fully comply with the requirements of Part V of the Planning and Development
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Act 2000 (as amended) and the Housing Strategy of Dublin City Council with respect to the provision of Social and
Affordable Housing.

DE LA SALLE SHD

PLANNING STATEMENT

117 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

19.0.Infrastructure / Services
19.1.DBFL Consulting Engineers have prepared an Engineering Services Report (ESR) and a Site Specific Flood Risk
Assessment (SSFRA), as well as associated drawings in relation to physical infrastructure, all of which are
submitted with the application – please refer to same for full detail; however, this section of the Planning Statement
provides for a summary of same.
19.2. Foul Sewers
19.2.1. Existing Services
There is an existing 375mm diameter foul sewer pipeline located on Ballyfermot Road adjacent to the existing site.
There is also a separate 375mm foul sewer pipeline crossing the southern section of the site that will be diverted
into the proposed sewer network as part of the works.
A pre-connection enquiry was submitted to Irish Water and confirmation received that a connection to the public
system can be facilitated. A design statement of acceptance was also received from Irish Water – please refer to
Appendix A of the submitted ESR for details. The proposed foul sewer layout, including diversion of the existing
foul sewer, has been confirmed by Irish Water and is subject to a diversion agreement and connection agreement.
Any drainage serving the existing buildings on the site will be decommissioned and grubbed up as part of the works.
Please refer to Appendix B of the submitted ESR for an existing Irish Water drawing showing the full extent of the
existing public sewers in the area.
19.2.2. Proposed Services
It is proposed to discharge foul water from the development into the existing 375mm sewer on the eastern side of
the site. This existing sewer which traverses the site will be partially diverted to accommodate the development of
the existing site. The proposed foul sewer network has been designed to cater for existing flows in the pipe, as
well as the additional flow from the proposed development. Please refer to microdrainage calculations appended
to the submitted ESR for further information.
Foul sewage in all the apartment blocks will be drained on separate systems via 150mm diameter pipes from each
apartment. Service pipes from individual apartments will project through ground floor slabs and connect into the
slung drainage system to the proposed foul network.
Any surface water from the basement/undercroft car park generated by incidental spillage will drain through an
underground system of collector pipes, gullies and ACO drains and then pass through a petrol interceptor prior to
discharging into the gravity foul drainage system for the site. Where required this incidental runoff will be pumped
to the foul network.
Foul sewers have been designed and will be constructed in accordance with the Irish Water’s ‘Standard Details
for Wastewater Infrastructure’ and ‘Code of practice for Wastewater Infrastructure’.
Using Irish Water parameters, the peak flow from the site is calculated as 28.7 l/s.

Please refer to the submitted ESR prepared by DBFL Consulting Engineers for full details on existing and
proposed foul sewers.
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19.3. Surface Water
19.3.1. Existing Services
There is an existing 450mm diameter outfall surface water pipeline located within the Ballyfermot Road to the
south to the site.
Please refer to Appendix B of the submitted ESR for drawing showing the full extent of the existing surface water
public sewer.
19.3.2. Proposed Services
Surface water from the proposed development will be collected by the proposed surface water sewer network prior
to discharge to a newly proposed attenuation facility (Pluvial Cube or similar) located underneath the open space
area approximately at the centre of the site.
Surface water management for the proposed development is designed to comply with the ‘Greater Dublin Strategic
Drainage Study (GDSDS) Regional Drainage Policies Technical Document – Volume 2, New Developments,
2005’and the ‘Greater Dublin Regional Code of Practice for Drainage Works, V6.0 2005’. CIRIA Design Manuals
C753, C697 and C609 have also been used to design the surface water drainage system within the site.Please
refer to the submitted ESR prepared by DBFL Consulting Engineers for further details.
Surface water in apartment blocks will be drained on a separate system via a series of 150mm –225mm diameter
pipes slung from the underside of basement roof slabs and adjacent to basement walls. Rainwater downpipes
from roofs will project through the ground floor slab and connect into the slung drainage system where basements
are constructed.
SuDs
It is proposed to use a sustainable urban drainage system (SuDS) approach to stormwater management
throughout the site. The overall strategy aims to provide an effective system to mitigate the adverse effects of
urban stormwater runoff on the environment by reducing runoff rates, volumes and frequency, reducing pollutant
concentrations in stormwater, contributing to amenity, aesthetics and biodiversity enhancement and allow for the
maximum collection of rainwater for re-use where possible. In addition, SuDS features aim to replicate the natural
characteristics of rainfall runoff for any site by providing control of run-off at source and this has been achieved by
the proposed SuDS features, for the breakdown of SuDS features.
There are a number of SuDS features proposed, as follows:
▪
▪
▪
▪
▪
▪
▪
▪
▪

Bioretention Areas and Rain Gardens
Tree Pits
Filter Drains
Permeable Paving
Green Roofs
Water Butts
Silt Trap Manhole
Cellular Attenuation
Petrol Interceptor
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Please refer to the submitted ESR prepared by DBFL Consulting Engineers for full details on existing and
proposed surface water services.
19.4. Water Mains
19.4.1. Existing Services
There is an existing 300mm diameter public watermain located on Ballyfermot Road adjacent to the site to which
the site is proposed to connect.
A pre-connection enquiry was submitted to Irish Water and confirmation received that that there is sufficient
capacity in the existing water network to facilitate the development. A design statement of acceptance was also
received from Irish Water – please refer to Appendix A of the submitted ESR for details
19.4.2. Proposed Services
A connection will be made to the existing 300mm diameter watermain on Ballyfermot Road.
A proposed nominal diameter 200mm and 150mm watermain network will be constructed with fire hydrants
provided throughout the site so that no property is more than 23m from a hydrant. As indicated on the Irish Water
Pre-connection Enquiry adequate fire storage capacity will be provided on the site. The estimated peak demand
from the development will be 11.4 l/s with the average daily demand being 4.3 l/s.
A bulk water meter will be provided at the connection to the site and at the entrance to each of the apartment
blocks. The supply arrangements will be carried out to the requirements of Irish Water’s code of practice and
standard details.
Any water supply serving the existing buildings within the site will be removed.
Please refer to the submitted ESR prepared by DBFL Consulting Engineers for full details on existing and
proposed Water Mains.
19.5. Flood Risk
A Site Specific Flood Risk Assessment (SSFRA) for the proposed development has been prepared by DBFL
Consulting Engineers and accompanies the application as a separate standalone document – please refer to same
for full details.
The objective of the SSFRA is to inform the Planning Authority regarding flood risk for the development of
residential units on the subject site. The SSFRA clarifies the site’s flood zone category and presents information
which would facilitate an informed decision of the planning application in the context of flood risk and outlines
appropriate flood risk mitigation and management measures for any residual flood risk.
As detailed in the submitted SSFRA, having followed the flood risk assessment stages, it was determined that the
application site is located within Flood Zone C as defined by The Planning System and Flood Risk Management
Guidelines for Planning Authorities (2009) (hereafter the “Guidelines”) and based on the Eastern Catchment Flood
Risk and Management Study (ECFRAMS) mapping. Therefore, the development of housing on the application site
is appropriate for the site’s flood zone category and a justification test as outlined the Guidelines is not required.
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The SSFRA considers that the Guidelines’ sequential approach is met with the ‘Justify’ & ‘Mitigate’ principals being
achieved. Section 5.4 of the SSFRA includes for mitigation measures to address residual flood risks, which are
summarised as follows:
▪

Mitigating Measure M1: The proposed drainage system including the attenuation tank and SuDS features are
to be maintained on a regular basis to reduce the risk of a blockage. A maintenance contract for the petrol
interceptor should be entered into with a specialist maintenance company.

▪

Mitigating Measure M2: The drainage network is designed in accordance with the recommendations of the
GDSDS and provides attenuated outlets and associated storage up to the 100-year event. The drainage network
for the site has been designed to ensure that it can accommodate the 1 in 100-year rainfall event in surcharged
conditions.

▪

Mitigating Measure M3: Overland flow routes for pluvial events should not be built on or become blocked off.
Overland flow routes should be designed to direct to water compatible development areas and to other open
space areas away from dwellings.

▪

Mitigating Measure M4: At detailed design stage, the location of all dropped kerbs and side inlet gullies to be
fully reviewed to ensure all overland flow paths are not impeded.

▪

Mitigating Measure M5: The proposed development is deemed compatible with flood zone category ‘C’.
Therefore, the guidelines sequential approach is met, and a justification test is not required.

▪

Mitigating Measure M6: Sustainable Urban Infrastructure: the development will include SUDS features e.g.
green roofs, attenuation system, swales etc. incorporating infiltration and storage. These features will be
maintained as part of M1.

▪

Mitigating Measure M7: The attenuation tank and basements will be designed to resist hydrostatic uplift and will
be watertight and avoid any ingress of groundwater, in addition a permeable vertical gravel/stone layer will be
installed around each basement and the attenuation tank to minimise any ‘back-up’ of groundwater levels upgradient of the basement.

The SSFRA considers that the flood risk mitigation measures detailed above, once fully implemented, are enough
to provide a suitable level of protection to the proposed development and will not cause an increased risk of flooding
to external properties or to the downstream watercourse.
A regularly maintained drainage system, including SuDS features, petrol interceptor and below ground network
ensures that the network remains effective and in good working order should a large pluvial storm occur. In the
event of extreme pluvial flooding then overland flood routes would direct water towards the open space areas.
Should extreme pluvial flooding occur in excess of the development’s drainage capacity i.e., exceeding 1% Annual
Exceedance Probability (AEP), then overland flood routes towards the on-site open spaces would protect the
development and dwellings with lowest proposed floor levels.
In conclusion the submitted SSFRA finds that while the development constitutes ‘highly vulnerable’ development,
it is appropriate for its flood zone and the scheme will be designed to ensure that the risk of flooding of the
development is reduced as far as is reasonably practicable. The development does not increase the risk of flooding
to adjacent area and roads once mitigation measures are implemented.
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20.0. Phasing
20.1.The subject application is accompanied by a phasing proposal. This section of the Planning Statement should be
read in conjunction with submitted Drawing No. D1808-D-13 ‘Phasing’ prepared by Delphi Design. Figure 27 in this
section of the Planning Statement provides for an extract of same.
20.2.It is proposed to construct the development in 5 no. phases as follows:
Phase 1
To ensure delivery of appropriate infrastructure to support the residential elements of the development Phase 1 will
deliver:
▪ The internal road network of the development
▪ The central public open space, including for the public open space between Blocks B & C which connects to
Ballyfermot Road.
▪ The multi-use playing pitches in the north-west of the development
Phase 1 of the development will also deliver Block B & C which are comprised of:
▪ 128 no. residential dwellings & 1 no. commercial unit (Block B)
▪ 101 no. residential dwellings (Block C)
Phase 1 will therefore deliver a total of 229 no. residential dwellings.
Phase 2
Phase 2 of the development will deliver Blocks D & E which are comprised of:
▪ 189 no. residential dwellings
▪ 22 no. residential dwellings
It is proposed to commence development in the south-east of the site, at Ballyfermot Road.
Phase 2 will therefore deliver a total of 211 no. residential dwellings.
Phase 3
Phase 3 of the development will deliver Block F which is comprised of:
▪ 121 no. residential dwellings
Phase 3 will therefore deliver a total of 121 no. residential dwellings.
Phase 4
Phase 4 of the development will deliver Block G which is comprised of:
▪ 154 no. residential dwellings
Phase 4 will therefore deliver a total of 154 no. residential dwellings.
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Phase 5
Phase 5 of the development will also deliver Block A & H which are comprised of:
▪ 69 no. residential dwellings, a childcare facility & a community use facility (Block A)
▪ 143 no. residential dwellings & 1 no. retail / café unit (Block H)
Phase 5 will therefore deliver a total of 212 no. residential dwellings.
Phase 5 includes for Block A and therefore includes for works to the Protected Structure on the site and the
delivery of the civic plaza to the front of the site, at Ballyfermot Road.
Table 36, below, provides for a summary of the above phasing proposals.
Phase
1

Residential Units to be
Delivered
229

Approx. % Residential
Units to be Delivered
25%

2
3
4
5

211
121
154
212

22%
13%
17%
23%

Totals

927

100%

Additional Features
Road network
Public open space
Playing pitches
Commercial unit
N/A
N/A
N/A
Childcare facility
Community use facility
Retail / café unit
Works to Protected Structure
-

Table 36 – Proposed phasing summary.

20.3.It is considered that proposed phasing of the development, as detailed above and on enclosed D1808-D-13
‘Phasing’ prepared by Delphi Design, represents a coherent and logical phasing proposal for the development
which will see infrastructure delivered in an appropriate manner and in tandem with residential development.
20.4.It should be noted that the phasing details submitted above are a proposal only and it is considered that a final
phasing plan can be agreed with the Local Authority (Dublin City Council) prior to commencement of development
should a grant of permission be forthcoming.
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Figure 27 – Extract of proposed phasing plan.
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21.0.Environmental Considerations
21.1.Environmental Impact Assessment
An Environmental Impact Assessment Report (EIAR) is required under Section 8(2) of the Planning and
Development (Housing) and Residential Tenancies Act 2016 (as amended) and Schedule 5 Part 2(10)(b)(i) of the
Planning and Development Regulations 2001 (as amended) and has been prepared in association with the
submission of this application for permission.
The proposed development is comprised of, inter alia, 927 no. dwellings, 1 no. commercial unit, 1 no. retail / café
unit, a childcare facility a community use facility, all associated site development works. Therefore, the proposal
exceeds the threshold of 500 dwelling units included in Schedule 5 Part 2(10)(b)(i) of the Planning and Development
Regulations 2001 (as amended) and the preparation of an Environmental Impact Assessment Report (EIAR), is
required to be prepared for the application under Section 8(2) of the Planning and Development (Housing) and
Residential Tenancies Act 2016 (as amended).
The EIAR has been informed all all relevant qualified consultants and is submitted as a final document prepared by
Delphi Design which accompanies the application. The EIAR is comprised of 2 no. volumes as follows:
▪
▪

Volume I : Non -Technical Summary of the Environmental Impact Assessment Report (EIAR)
Volume II: Environmental Impact Assessment Report (EIAR)

The Environmental Impact Assessment Report (EIAR) has considered the likely, significant, adverse effects of the
proposed project on the receiving environment. Mitigation measures are included, to reduce impacts on the
environment where considered necessary. Mitigation measures have also been incorporated into the design of the
proposed development to avoid or reduce the effects on the environment, as appropriate. Please refer to the
submitted EIAR for full details.
21.2.Appropriate Assessment
Enviroguide Consulting have been appointed by the Applicant to undertake Appropriate Assessment (AA) for the
proposed development, which provides information on, and assesses the potential for, the proposed development
to impact on the Natura 2000 network. An AA is required if significant effects on European sites arising from a
proposed development cannot be ruled out at the screening stage, either alone or in combination with other plans
or projects.
An Appropriate Assessment (AA) Screening Report has been prepared by Enviroguide Consulting and is submitted
as a separate document which accompanies the application. The submitted AA Screening Report determines the
potential for significant effects on relevant European Sites. The purpose of the AA Screening Report is to determine,
the appropriateness, or otherwise, of the proposed development in the context of the conservation objectives of
such sites.
The proposed development was assessed taking into account:
▪
▪
▪

the nature, size and location of the proposed works and possible impacts arising from the construction works.
the qualifying interests and conservation objectives of the European Sites
the potential for in-combination effects arising from other plans and projects.

In conclusion, upon the examination, analysis and evaluation of the relevant information and applying the
precautionary principle, the submitted AA Screening considers that, on the basis of objective information; the
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possibility may be excluded that the proposed development will have a significant effect on any of the European
Sites listed below:
▪
▪
▪
▪
▪

Glenasmole Valley SAC (001209)
Rye Water Valley/Carton SAC (001398)
Wicklow Mountains SAC (002122)
Wicklow Mountains SPA (004040)
Baldoyle Bay SAC (000199)

However, upon examination of the relevant information including in particular the nature of the proposed
development and the likelihood of significant effects on European Sites, the possibility may not be excluded that
the proposed development will have a likely significant effect on any of the European Sites listed below:
▪
▪
▪
▪

South Dublin Bay SAC (000210)
North Dublin Bay SAC (000206)
South Dublin Bay and River Tolka Estuary SPA (004024)
North Bull Island SPA (004006)

Accordingly, a Natura Impact Statement (NIS) has also been prepared for the proposed development by
Enviroguide Consulting to further assess these European sites and is submitted as a separate document to the AA
Screening Report.
The Appropriate Assessment contained in the NIS investigated the potential direct and indirect impacts of the
proposed works, both during construction and operation, on the integrity and qualifying interests of the above
European Sites (i.e., South Dublin Bay SAC (000210); North Dublin Bay SAC (000206); South Dublin Bay and
River Tolka Estuary SPA (004024); and, North Bull Island SPA (004006)) alone and in combination with other plans
and projects, taking into account the site's structure, function and conservation objectives.
Where potentially significant adverse effects were identified, mitigation and avoidance measures have been
proposed to negate them. Therefore, as a result of the complete, precise and definitive findings of the Appropriate
Assessment contained in the NIS; it has been concluded beyond any reasonable scientific doubt, that once the
mitigation measures recommended in the submitted NIS are implemented correctly and in full, the proposed
development at will not result in any significant adverse effects on the above European Sites.
Please refer to the submitted AA Screening Report and Natura Impact Statement prepared by Enviroguide
Consulting for full details.
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22.0. Conclusions
22.1. The Applicant (Dwyer Nolan Developments Ltd.) is seeking permission for strategic housing development on a site
of c. 8.3 hectares (c. 83,000 sq.m) located at the grounds of the former De La Salle National School on Ballyfermot
Road, Ballyfermot, Dublin 10.
22.2. The proposed development seeks permission for, inter alia: the construction of 927 no. apartments & duplex / triplex
units in 8 no. blocks (Blocks A-H) ranging in height from 2 to 13 storeys, 1 no. commercial unit, 1 no. retail / café
unit, 1 no. childcare facility, 1 no. community use facility, public open spaces (including multi-use playing pitches),
demolition works, and works to a Protected Structure.
22.3. The application site previously in use as the De La Salle National School with associated recreational pitches to the
rear of the school buildings, while the De La Salle Brothers, who ran the school, lived in the Mount La Salle
“Monastery” building in the eastern part of the site.
22.4. De La Salle Brothers informed the Department of Education & Skills of of their intention to close the De La Salle
National School in 2018 and the site was subsequently sold to the the Applicant and has been fully vacated the site
in 2019 when the last class of the former De La Salle school graduated. In the time since, the site has been secured
and fenced off from the public, remains vacant and is in private ownership.
22.5. When acquiring the site, the Applicant duly considered the zoning objective pertaining to the lands, which are zoned
“Z15” (Institutional and Community) in the existing Dublin City Development Plan 2016-2022 which has an objective
to: “protect and provide for institutional and community uses.” The subject application seeks to develop the site for
sustainable use, securing a compact development of much needed housing while also providing for uses which will
maintain the heritage and essential open space character for the lands for the wider community.
22.6. The Z15 zoning objective requires the identification of 25% of such lands for open space and/or community facilities
as part of any development proposal on Z15 land. This 25% provision is catered for in the proposed development
as follows:
(i) 1.16 hectares (11,600 sq.m) of multi-use playing pitches located in the north-west of the development (equating
to 14% of the total site area).
(ii) 0.91 hectares (9,100 sq.m) of public open space (equating to 11% of the total site area) which is centrally located
within the proposed development between Block B, C, D, G & H, and strategically designed to provide for visual
and direct connectivity to Markievicz Park to the south / south-east of the site
The total site area is c. 8.3 hectares with the proposed development catering for 2.07 hectares of open spaces,
representing 25% of the total site area, which is in compliance with the requirements of the Z15 zoning objective
attached to the site.
Under the contract of sale of the subject lands to the Applicant, the Applicant is required to provide recreational
open space that can accommodate a GAA size pitch which shall be made available to local schools and sporting
teams. It has been agreed in principle with Dublin City Council that these playing pitches will be taken in charge by
the Local Authority. It is the intention that the pitches will not be for the sole use of any one club or sporting
organisation and will be available for use by both future residents of the development and the wider community in
Ballyfermot. This ensures that the playing pitches will be an important community facility for the wider area. In
addition, their location proximate to the area being reserved for a school site allows for possible shared use of the
pitches by a future school.
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The design of the proposed open spaces has been strategically considered to cater for linkages with the existing
strategic green network of the city i.e., Markievicz Park to the south / south-east of the site, which is further
enhanced by the provision of a new pedestrian crossing on the Ballyfermot Road. The proposed development
includes for new plaza area which ensure permeability throughout the scheme and that open spaces are linked.
As required by the Z15 zoning objective a Masterplan has been prepared for the subject application by Delphi
Design and is submitted with the application.
22.7. As required by the Z15 zoning objective the Applicant has held consultations with the relevant statutory provider
i.e., the Department of Education & Skills (“DES”) throughout the pre-application consultation stage to establish if a
new school would be required as part of a development proposal on the subject site. The outcome of these
discussions resulted in the DES indicating that they require a reservation for a school on the site to cater for their
future needs, as per their letter dated 11th August 2020 – a copy of which is enclosed in Appendix D of this Planning
Report. As such, the proposed development caters for an area of 0.5 hectares reserved for a school site which can
be developed at a future date as, and when, required by the DES. While the subject application does not seek
permission for the construction of a new school, the proposed layout has been carefully designed to ensure that a
school of an appropriate size can be accommodated on the reserved school site, which is catered for at an
appropriate location allowing for a prominent location and ease of future access. A feasibility was undertaken by
the project architects to demonstrate that the reserved site can accommodate either a 16 classroom school or a 32
classroom school to satisfactory standards of the DES and this information was shared with the DES during the
course of discussions. We understand that the DES are generally satisfied that the reserved school site can
accommodate their needs subject to appropriate conditions being attached to any forthcoming grant of permission,
as per their letter dated 2nd September 2021 which is also enclosed within Appendix D of this Planning Statement
– for further details please refer to same.
22.8. There is a Protected Structure on the subject site (RPS Ref No. 8784) which was added to Dublin City Council’s
Record of Protected Structures in February 2020 i.e., after the Applicant acquired the site in 2018 and after initial
Section 247 meetings were held with Dublin City Council in 2019. The Protected Structure is comprised of the
Central Classroom Block (including 2 no. staircase towers, 2 no. flanking single storey loggia and principal paired
entrance gate piers only) of the former De La Salle National School. The proposed development has given due
cognisance to the need to ensure that the Protected Structure is incorporated into the development proposal in an
appropriate manner and a detailed Heritage Impact Assessment, as well as drawings and details for the Protected
Structure, are enclosed with the application – please refer to same.
The proposed development seeks permission for the renovation and change of use of the Protected Structure from
its previous educational use to (a) proposed childcare use on the ground & first floors (c.1,005 sq.m) and (b)
community use (c. 92 sq.m) on the ground floor. The proposed development also seeks permission for the
demolition of the rear return of the Protected Structure and the 2 no. flanking single storey loggia, and the relocation
of the principal paired entrance gate piers on Ballyfermot Road inwards (northwards) to the site.
All of the proposed works to the Protected Structure have been duly considered, and it is put forward that the
adaptation and use of the Protected Structure as a childcare facility and a community use facility is appropriate and
accords with best practice conservation principles to seek re-use of existing buildings. It is considered in the
submitted Heritage Impact Assessment that the proposed works to, and change of use of, the Protected Structure
will not comprise the heritage or prestige of the building and will allow the building to be enjoyed by the wider
community in the years to come.
22.9. The application site fronts onto Ballyfermot Road which is currently served by Dublin Bus routes and is proposed
to become a BusConnects Corridor in the near future. While not being listed as a prescribed body in An Bord
Pleanála’s Notice of Pre-Application Consultation Opinion, prior to the submission of the application, the Applicant’s
agents, Delphi Design, and their engineering consultants, DBFL, held consultations with both the National Transport
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Authority (“NTA”) & the Transportation Section of Dublin City Council with regard to the future BusConnects Corridor
which is proposed to directly pass the subject site along Ballyfermot Road. Following on from these consultations,
it has been agreed in principle that the NTA can encroach into, and utilise, lands located within the subject
application site. The Applicant has agreed to fully accommodate the NTA’s proposals and proposed site layout
caters for an appropriate set back to accommodate the future BusConnects Corridor on Ballyfermot Road so that
existing open space (Markievicz Park) and associated significant trees located on the opposite side of Ballyfermot
Road can be protected and maintained. A letter of consent from Dublin City Council to allow for works to Lynch’s
Lane and Ballyfermot Road is enclosed with the application.
22.10. It is considered that the proposed development fully complies with the requirements of the Z15 zoning objective
and will bring this currently vacant site, in private ownership, into efficient use which will greatly contribute to the
housing needs of Dublin City and integrate with the wider strategic green network.
The proposed site layout plan is based upon the principles of DMURS and good urban design as set out in the
Urban Design Manual – a Best Practice Guide. The enclosed Architectural Design Statement and the Masterplan
documents prepared by Delphi Design clearly demonstrates how the key criteria such as context, connections,
inclusivity, variety and distinctiveness are catered for in the proposed development. There is a good mix of dwelling
types, building height, variation in design and character areas to establish a sense of place throughout the scheme.
Good street frontage is proposed so as to create a strong urban edge along same.
22.11. The proposed scale, density, building heights and car parking provisions for the proposed development are
considered to be appropriate and wholly justified in the context of policies and objectives of the National Planning
Framework (2018), the Eastern & Midland Regional Spatial and Economic Strategy (2019), the Urban Development
and Building Heights Guidelines (2018) and the Sustainable Urban Housing: Design Standards for New Apartment
(2020).
22.12. The proposed dwellings are all designed to meet the standards of the Sustainable Urban Housing: Design
Standards for New Apartment (2020), with an ample provision of communal open space and communal amenity
rooms provided to aid the fostering of a sense of community within the development and ensure a high-quality of
living for future residents in a modern new urban quarter.
22.13. Having regard to the policies and objectives of:
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪

Project Ireland 2040 - National Planning Framework (2018)
Rebuilding Ireland: Action Plan for Housing and Homelessness (2016)
Housing For All - A new Housing Plan for Ireland (2021)
Urban Development and Building Heights Guidelines for Planning Authorities (2018)
Sustainable Urban Housing: Design Standards for New Apartments , Guidelines for Planning Authorities (2020)
Guidelines for Sustainable Residential Development in Urban Areas, Guidelines for Planning Authorities (2009)
and its companion document Urban Design Manual – A best practice guide (2009)
Architectural Heritage Protection - Guidelines for Planning Authorities (2011)
Guidelines for Planning Authorities for Child Care Facilities (2001)
Design Manual for Urban Roads and Streets (DMURS) (2019)
The Planning System and Flood Risk Management Guidelines for Planning Authorities (2009)
Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning Authorities (2009)
Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact Assessment
(2018)

along with the nature, scale and design of the proposed development, the availability in the area of social and
transport infrastructure, with consideration to the future BusConnects Corridor on Ballyfermot Road, the proposed
improved permeability and connectivity afforded to the wider area as a result of the current proposals and the
DE LA SALLE SHD

PLANNING STATEMENT

129 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

development’s compliance with the Z15 zoning objective, it is considered that the proposed development accords
with the proper planning and sustainable development of the area and ought to be granted permission.
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Appendix A

Copy of Dublin City Council’s Minutes of Section 247 Pre-Application Meetings
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Appendix B

Copy of Record of Tri-Partite Pre-Application Consultation With An Bord Pleanála
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Appendix C

Copy of An Bord Pleanála’s Notice of Pre-Application Consultation Opinion
Case Reference ABP-307087-20.
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Appendix D

Copy of Letters from Department of Education & Skills, dated 11 th August 2020 & 2nd September 2021, Re:
Future Requirements / Development Proposals
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Appendix E

Copy of Letter of Consent prepared by Dublin City Council

DE LA SALLE SHD

PLANNING STATEMENT

168 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

DE LA SALLE SHD

PLANNING STATEMENT

169 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

DE LA SALLE SHD

PLANNING STATEMENT

170 | P a g e

DELPHI DESIGN
ARCHITECTURE + PLANNING

Delphi Design,
Architecture + Planning,
13 The Seapoint Building,
44/45 Clontarf Road,
Clontarf,
Dublin 3,
D03 A0H3.
T: (01) 47 93 140
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