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1

INTRODUCTION

This Planning Justification Report has been prepared in support of a SHD Planning
Application to An Bord Pleanala, on behalf of Phibsborough Shopping Centre Ltd.
This report sets out the justification for the alteration from the permitted student
accommodation (Planning Reg. Ref. DCC Reg. Ref.: 2628/17, ABP Reg. Ref.: ABP300241-17) at Phibsborough Shopping Centre to shared accommodation, by
setting out how the proposed shared accommodation scheme is compliant with
the requirements set out under the Sustainable Urban Housing Design Standards
for New Apartments- Guidelines for Planning Authorities.
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SHARED ACCOMMODATION

The Guidelines and Development Standards for Shared Accommodation are set
out in the Sustainable Urban Housing Design Standards for New ApartmentsGuidelines for Planning Authorities (March 2018) which state that ‘a new format
of residential accommodation described as ‘Shared Accommodation’ has the
potential to emerge as a distinct segment within the overall urban
accommodation sector. This format, also known as ‘Shared Living’ or ‘Co–living’,
comprises professionally managed rental accommodation, where individual
rooms are rented within an overall development that includes access to shared or
communal facilities and amenities.’
The Guidelines further state that ‘Shared Accommodation’ has characteristics
similar to student accommodation, including the appeal to a specific renter cohort
with specific needs or requirements from their housing provision. In particular, the
usefulness of such an accommodation type to the dynamics in the urban
employment market is important – for example their use by new employees
arriving in urban areas and seeking short term accommodation during an
establishment or local acclimatisation period that may be longer than a few
weeks’ [Our emphasis].
The subject site has been considered appropriate and acceptable to
accommodate student accommodation and given the similarity identified to
student accommodation it is considered that the alteration to the scheme as
permitted from student to shared accommodation retains the same objective of
the permitted scheme in providing for an alternative accommodation type in the
District Centre of Phibsborough in the inner suburbs of the City Centre.
The Guidelines focus on both the site/locational aspects and the residential
amenity aspects of proposed shared accommodation schemes, which are to be
considered by a Planning Authority/An Bord Pleanala in their assessment of any
proposed schemes. These two aspects are considered in the following sections.
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SITE JUSTIFICATION

Section 5.18 of the Guidelines identify that ‘Due to the distinct nature and
features of Shared Accommodation type development, it is only appropriate
where responding to an identified urban housing need at particular locations.’
‘It is not envisaged as an alternative or replacement to the more conventional
apartment developments which are provided for elsewhere in these Guidelines. It
is important that planning authorities strike a balance between the need to
provide a particular format of accommodation to respond to a specific housing
need in an urban location and the overall requirement to provide quality urban
apartment development as a viable long term housing option.’
The subject site is subject of a grant of permission for student accommodation as
part of a wider redevelopment of the Phibsborough Shopping Centre. As part of
the application for student accommodation, the scheme had to justify why
student accommodation was appropriate as opposed to traditional residential
accommodation.
The proposed shared accommodation scheme will sit within a site surrounded on
all sides by a mix of uses and occupiers, which, particularly noting immediate
commercial, sporting and residential adjacencies, provides a challenge for
standard residential design and particularly the provision of private open space
requirements.
We refer to the An Bord Pleanala Inspector’s Report on the parent permission
which references comments made by the Planning Authority during the Oral
Hearing for that development, which agreed with the above by stating that
‘compared to other sites it was considered that this site, in particular, would lend
itself better to student accommodation than other sites in the wider area, in that
it is using air rights over an existing shopping centre that may not suit standard
residential development quite as well’.
It is submitted that the development of shared accommodation, as an alteration
from permitted student accommodation, at this location is wholly appropriate
where standard residential would present challenges to the ambition of
redevelopment of this key district centre site.
Section 5.19 notes that ‘In assessing proposals for Shared Accommodation, the
planning authority shall therefore have regard to the need for such a type of
accommodation in an area with reference to the need to cater for particular
employee accommodation needs. The prevailing context of the proposed site shall
also be considered, with city centres being the appropriate location for such
developments.’
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This section concludes that 'the obligation will be on the proposer of a shared
accommodation scheme to demonstrate to the planning authority that their
proposal is based on accommodation need and to provide a satisfactory evidential
base accordingly'.
Shared Accommodation is not considered as suitable for every site, as outlined
in the Guidelines. The Guidelines particularly note that ‘city centres being the
appropriate location for such developments’ and ‘that such proposals may be
related to the accommodation needs of significant concentrations of employment
in city centres and core urban locations such as major national level health
campuses or similar facilities’.
It is considered that the definition of a central or accessible location can be taken
from the Guidelines which, in reference to higher density apartment locations,
are ones that are ‘within walking distance (I.e. up to 15 minutes or 1,0001,500m), of principal city centres, or significant employment locations, that may
include hospitals and third-level institutions’
The subject site is located at the centre of Phibsborough, the immediate area has
many shops and businesses which provide key local employment. In addition, the
Mater Private Hospital and The Mater Misericordiae University Hospital (both
identified CSO Workzones) are both within 800m and are significant employment
centres in the city. TU Dublin, Grangegorman is also a significant employer in the
area located within 500m of the subject site.
The scheme is located both in walking and cycling distance of the City Centre and
also proximate to the Luas Cross-City Phibsborough stop which provides direct
access to the City Centre. The scheme is also located on a primary bus corridor
with various high frequency bus routes stopping in front of the site on the
Phibsborough Road, and on the North Circular Road both of which form part of
the reorganised Bus Connect routes which are being finalised by the National
Transport Authority.
It is submitted that the subject site is the type of site considered by the Guidelines
as being suitable for Shared Accommodation.
Additionally the Guidelines reference sites which are ‘within easy walking
distance (Le. up to 5 minutes or 400-500m) to/ from high frequency (i.e. min 10
minute peak hour frequency) urban bus services’.
The site is located within 500m of both the Phibsborough and Cabra Luas Stops
and many Dublin Bus Routes service the North Circular Road and Phibsborough
Road. Additionally the site is within cycling distance of the majority of the north
side of Dublin City.
The provision of shared accommodation at this site is fully supported by the
Guidelines and the proposed development has met all the requirements
6
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demonstrating this need.
This is set out in further detail in the Co- living Demand & Location Analysis
Report prepared by SQRE Living which accompanies this application.
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RESIDENTIAL QUALITY ASSESSMENT

The proposed scheme is considered against the standards as set out in the
Guidelines as follows:
SPPR 9 of the Guidelines sets out:

As referenced Shared Accommodation may be provided and subject to the
requirements of SPPR7, relating to Build to Rent, as follows:
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The proposed scheme is assessed against the standards set out in SPPR 9 and 7
as follows:
SPPR 9:
(i) No restrictions on dwelling mix shall apply;
The mix provided for in the proposed scheme includes for both the cluster model
(referenced as a residential unit in the Guidelines), which is identified as ‘one
format’ of shared accommodation in the Guidelines, and of individual single units
which is considered another format of shared accommodation which is provided
internationally.
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The mix is set out as follows:

The shared accommodation units are accommodated on 6 levels - from 2nd to
7th floors in each of the 2 blocks with a central circulation corridor running the
length of the blocks. The 2nd floor, which accommodates the communal amenity
‘Hub’ area, has a smaller number of rooms. The third, fourth, and fifth floor levels
are the typical floor levels which contain, almost exclusively, the standard 18sq.
m. single person occupancy bedroom units which account most of the total 321
bedrooms. On the 6th and 7th floor levels, the number of rooms is reduced as the
building steps down in height towards Phibsborough Road. Residential ‘Block A’,
which is closest to the existing 1960’s office tower, contains 29 bedroom units on
a typical floor, whilst Residential ‘Block B’ contains 37 bedroom units on its typical
floor. All of the larger accessible units are contained in Block A which explains why
this has less units compared to Block B. As per above 94% of the units are provided
as individual units and 6% provided within the cluster unit format.
(ii) The overall unit, floor area and bedroom floorspace requirements of Appendix
1 of these Guidelines shall not apply and are replaced by Tables 5a and 5b;
Bedrooms – Table 5a
Table 5a sets out the minimum bedrooms sizes for shared accommodation as
follows:
Single*
Double*

12m²
18m²

*Including ensuite

The proposed scheme contains only single occupancy bedrooms and all
bedrooms are in excess of the minimum standards for a single bedroom.
9
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Cluster Unit Bedrooms:
18 out of the total 321 bedrooms are accommodated within clusters bedroom
arrangements as described in Section 5.16 of the Sustainable Urban Housing:
Design Standards for New Apartments (March 2018). These are all located at 2nd
floor level, adjacent to the central communal amenity hub area. These are much
smaller groupings of rooms – 3, 4 and 6 bedrooms in this case, each sharing its
own Kitchen/Dining/Living amenity space. The ‘cluster’ bedrooms vary in size
from 15 to 18 sq. m.

Individual Single Person Bedroom Units:
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There are three different sized rooms within this category:
• Standard 18sq.m. Room - There are 181 standard 18sq.m. single person
bed units. The design and layout of these rooms is included in the
Concept & Design Report prepared by SQRE Living and included as part
of the Planning Application.
•

Premium Rooms - There are 6 no. ‘premium’ bedrooms. These are very
similar to the standard room types but are 1- 2sq. m. bigger than the
standard type rooms.

•

Accessible Rooms - There are 16 no. accessible bedrooms and these are
typically 26 – 27sq.m. in size. All of the accessible rooms are located in
Block A (typically 3 per floor) and they are arranged directly adjacent to
the lift core and the central shared kitchen/dining/living space to assist
accessibility and where a dedicated universal accessible kitchen is
provided in accordance with current Building Regulations.

As set out in the SQRE Concept & Design Report the design of the typical room is
intended to maximise the facilities within the overall space provided but not to
the extent where the overall spatial quality or the layout is in any way
compromised. For example, although the provision of internal storage is over
6m3 (excluding shelves), there is the potential to increase this, however this has
been resisted in favour of retaining a generous living area by the window in order
to comfortably accommodate 2-3 persons. Instead further storage is
accommodated elsewhere at first floor level where bulky items may be stored
(e.g. suitcases, golf clubs or other sports equipment). Crucially, the room,
including its use of space and its separate functions within, is not in any way
dependent upon any form of fold away furniture.
A key component to the single person bedroom unit which is not provided in the
cluster arranged bedroom units is the kitchenette. Although the intent of shared
living is to maximise the sharing of the amenity including the kitchen and dining
facilities, the proposed kitchenette allows for a basic provision of food prep
within the room and therefore provides: a small sink, combi-microwave, under
counter fridge, high level cabinet storage for Delph and under counter storage
for refuse and food storage. The consideration of the requirement for individual
hobs in bedrooms is considered later in this report.
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Fig 5: Elevation of Typical Kitchenette/Storage/Desk Wall

Sleeping Area

Bathroom

Living Area
Kitchenette

Entrance Hall

Storage

Fig 6: CGI of Typical 18m2 Shared Accommodation Unit

The room interior design creates a space for modern living in this city shared
living scheme.
The room is zoned into the key spaces; the entrance lobby, the bathroom, the
kitchenette, the sleeping and living area, with adequate storage space provided.
The materials and design palette is intended to enhance the sense of daylight and
form a quality background to the individual areas.
Pale timber flooring and shelving, soft coloured storage units, warm colours to
the furnishings and feature surfaces provides a contemporary living experience.
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Shared Kitchen & Living Facilities- Table 5b
Table 5b sets out the minimum common living and kitchen facilities sizes for
shared accommodation as follows:
Bedrooms 1-3
Bedrooms 4-6

8m² per person
Additional 4m² per person

Within the cluster units provided for in the proposed scheme the common living
and kitchen facilities in each cluster unit is in compliance with these minimum
standards and in most instances exceed them. This is in addition to the bedrooms
exceeding the minimum bedroom standards. Each common living and kitchen
facilities within the cluster units provides for a sitting/living area including a
couch, tv, table and an open plan kitchen with cooking, refrigeration and storage
facilities.
Image below reads like it is for the cluster – but its not ??

LivingArea
Area
Living

Living Area

Living Area
Shared
Cooking Area
Dining
Area
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Fig 6: Typical Shared Kitchen & Living Spaces- Block A Central

Shared
Cooking Area

Living Area
Dining
Area

Fig 7: Typical Shared Kitchen & Living Spaces- Block A Phibsborough Road

In the individual units, consideration against Table 5b is less straight forward and
is to be considered against the shared living and kitchen facilities provided within
each unit and on a per floor basis.
Each individual unit as outlined in 5a above, is a minimum of c.18m², which is 6m²
above the minimum standards. What this allows for is a larger living space with
the ability to carry out the functions of a shared living space within a residents
own room, should they choose. This larger space comfortably allows for a small
number of friends to relax and socialise in the individual rooms.
A total of 1,130 sq.m. of shared kitchen, dining, and living space is provided
evenly across the 2 residential blocks . This area is also arranged to provide an
even distribution across each of the floors, providing on average 3.7sq. m. of
shared amenity space per resident.
Typically there are 2 main kitchen/dining/living spaces in each of the 2 blocks.
These shared amenity spaces are located in 2 locations;
(i)
centrally in the block where the form of the block is cranked and
(ii)
at the east end of each of the blocks where the spaces overlook
Phibsborough Road and provide animation to the gable ends of these
blocks as they are highly visible when approaching from either the
north or the south side when travelling along Phibsborough Road.
The shared amenity spaces are both double and triple aspect with floor to ceiling
glass to maximise the quality of the space and the sunlight/daylight. Some of the
14
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spaces are further enhanced by adding projecting glazed windows which provide
for dramatic views up and down Phibsborough Road.
The shared kitchen and living spaces, are shared on a floor by floor basis, however
equally residents are free to use spaces on any floor particularly if cooking for a
group or between a number of residents.
Each kitchen space includes 4 full cooking stations on lower floors, and 5 cooking
stations on upper floors, each fully equipped with the following:






electric ring hob
sinks with food waste bins
electric oven
counter fridge
worktop space

Each shared kitchen/dining also has a designated shared area for:
 pantry for larger foodstuffs
 delph
 storage for pots and pans
 designated individual cupboards
 general storage for foodstuffs
 Waste storage/ segregation
The space also includes seating for eating at and couches for relaxing, watching
TV, reading, group events etc.
Detailed drawing layouts for the kitchen workstations are included in the SQRE
Concept & Design Report submitted as part of the Application documentation.
The total number of residents per cooking workstations per floor is scheduled in
the tables below:
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As demonstrated by the tables above, the shared amenity layout typically
proposes 1 cooking station per 5.2 residents (at the upper levels where the
number of residents is typically reduced, the ratio is 1 cooking station per 4.5
residents). This delivers two significant benefits when compared against the
typical shared or Co-Living arrangements which have been completed, for
example, in the UK to date:




Cooking station ratio: This ratio is a significant improvement on the
1 cooking station per 6 residents which is provided in a typical cluster
arrangement.
Choice: 2 shared kitchen / dining areas are provided on each floor in
the unlikely scenario that one area is overly busy at a particular time
on a particular day (refer to the Concept & Design Report which
analyses the usage in more detail).

Therefore, by reducing the number of residents per cooking station and
increasing the choice of rooms/areas on each floor that residents can cook and
eat in, this arrangement is considered to be a significant improvement on the
models for shared amenity spaces in Co-Living or Shared Accommodation
developments proposed to date in both the UK and Ireland.
To demonstrate that the provision is more than adequate the applicant has
carried out an analysis of this usage profile of these spaces using stochastic
simulations to determine the appropriate number of cooking workstations per
block and floor. This is set out in detail in the Concept & Design Report.
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In order to simulate cooking workstation usage, dinner time across a particular
floor is assessed, as this is typically the busiest meal, and it is assumed that
residents who wish to cook on any given night will use a cooking workstation
anywhere from 15 to 45 minutes between the hours of 5:30 P.M. and 8:30 P.M.
We also assume that residents’ behaviour in terms of cooking frequencies
matches that observed across other shared accommodation properties, as
indicated in the diagram below.

With the above parameters, the event of a resident having to wait for a cooking
station would occur on 9 nights over a simulated year, with an average waiting
time of 11 minutes and a maximum waiting time of 20 minutes
Even this very limited number of waiting instances is almost certainly overstated,
since the simulation assumes each resident is cooking by themselves, whereas
residents would typically share meals and therefore cooking workstations.
Under the assumption that, on average, one cooking station will serve 1.3
residents (e.g. for every 2 people cooking for themselves there is one person
preparing a meal for themselves as well as one friend) and maintaining the other
assumption listed above, the number of waiting occurrences over a simulated
year drops to zero.
The location of the proposed scheme is important when considering the
frequency of use of the shared kitchens. In schemes in more isolated locations
residents will depend on them more however in schemes in urban city locations,
such as Phibsborough, residents will be less dependent on them as they will work
in industries where food/meals are provided and the provision of restaurant and
take away facilities are directly on their doorstep.
Compliance with Tables 5a and 5b
Taking the requirements of 5a and 5b, as set out above, it is submitted that both
the cluster units and individual units proposed in the scheme are in excess of the
requirements of the Guidelines. This is set out in the table below:
17
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(iii) Flexibility shall be applied in relation to the provision of all storage and amenity
space as set out in Appendix 1, on the basis of the provision of alternative,
compensatory communal support facilities and amenities. The obligation will
be on the project proposer to demonstrate the overall quality of the facilities
provided and that residents will enjoy an enhanced overall standard of
amenity;
Storage Space:
Storage Space is provided for in both individual bedrooms, kitchen and living
spaces and within the wider scheme. As outlined previously the design of the
typical room is intended to maximise the facilities within the overall space
provided but not to the extent where the overall spatial quality or the layout is in
any way compromised. For example, although the provision of internal storage is
c. 6m3 (excluding shelving), there is the potential to increase this, however this
has been resisted in favour of retaining a generous live/work space by the
window in order.
In addition storage for larger bulky items is provided for in dedicated storage
space on the first floor (e.g. suitcases, golf clubs or other sports equipment).
In the cluster units, extensive storage for items and food is provided with the
kitchen and living space in each cluster. Within the shared kitchen and living
spaces, provided on each floor, a pantry and shelving is provided for larger food
items and Delph, cutlery etc.
Support Facilities:
The nature of shared accommodation allows for a consolidation of required
support facilities to residents. This includes for a reception area with dedicated
post room, centralised bin collection points, centralised laundry room, bulky
storage lockers (as set out in Fig 8 below).
18
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Fig 8: Shared Support Facilities and Amenity Spaces at Ground Floor Level

The main entrance to the proposed new Shared or Co-Living building is
prominently located at the south west corner of the proposed new Civic Space,
visible from both the Phibsborough Road and NCR pedestrian access routes. The
5 storey cantilevered masonry block denotes the entrance below, providing
shelter to residents and visitors entering and leaving the building. Public bicycle
parking stands are located close to the entrance, along the pedestrian access
route from North Circular Road. A separate entrance for cyclists is provided at
the rear with access from the proposed new route which is planned as the future
entrance concourse to the New Dalymount Park development. An electrically
operated access controlled door provides residents with secure access to the
bicycle storage area which connects internally to the main double height atrium
entrance volume.
As set out in the Operational Management Plan the Site Management is
responsible for the operation and maintenance of these facilities for residents as
follows:
Reception
 Manage building access for residents, guests, and external service
providers
 Handle resident mail as well as external deliveries
 Assist in security monitoring
Maintenance
 Carry out non-specialist maintenance and repairs
 Liaise with specialist external subcontractors as required
 Perform required systems tests
 Assist in monitoring the functioning of the site including doors, windows,
and lighting
 Ensure compliance with Health & Safety regulations
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Housekeeping
 Regularly clean and maintain bedrooms as well as common areas
The Shared Accommodation scheme will have a dedicated smartphone-app to
allow for communication between the management and residents in relation to
day-to-day updates and also organized events for residents.
Amenity Spaces:
Amenity space in the proposed scheme is provided through a mix of both internal
and external spaces.
Internal Amenity Spaces
Internally the ground and first floors both provide for central services and
amenity spaces however the primary communal internal amenity space is located
at second floor central to the scheme to encourage the creation of a community
between residents.
The internal amenity spaces consists of:


Ground Floor- adjacent to the reception and support facilities are lounge
and games areas (as set out above).

•

First Floor Gallery Space- The first floor offers a diverse range of high
quality communal living spaces of 335m2. Connected to the ground floor
by a wide open staircase, this space includes:
• An open gallery within the double height volume with mixed
dedicated areas for co-working and for lounge seating.
• Café and break out spaces overlooking the atrium with views out
over the entrance area towards the permitted new plaza.
• Flexible studio spaces which can be used for fitness (aerobics, yoga,
etc.), dance, cinema projection, parties or other group/social
activities.
The gallery space benefits from the double height glazed screen which
addresses the proposed new concourse for Dalymount Park. It also
enjoys direct sunlight / daylight from the large glazed rooflight above
which visually connects the gallery to the external communal roof
terrace at second floor ‘podium’ level directly above.
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•

Second Floor Hub Space:
If the entrance hall is the more public side of the communal facilities
areas of the building, the Hub is the more private communal area. It
is a flexible open plan ‘lobby’ space with a floor area of 310 sq.m and
accommodates a variety of amenities, including sitting areas, juice
bars, games areas and cinema.
From the central hub area there is direct access to the 4 main
lift/stair cores that connect to the bedroom floors above in each of
the 2no. 5-6 storey residential blocks. The Hub area also overlooks
landscaped garden areas to the east and to the west side and it
wraps around an internal courtyard to create an outside inside space
which due to its sheltered location can be used all year round as an
extension to this central hub space.

In total the internal shared amenity equates to 958m² or 2.9 m² per resident.
21
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External Amenity Spaces
There are 3 main external areas intended to provide a diverse range of spaces
suitable for various types of outdoor use:
(i)

Roof Terraces / Courtyard; 2nd floor ‘podium’ level.

There are 2 garden terrace spaces at 2nd floor, one large and one small, with
both located either side of the central amenity hub. An enclosed outdoor
courtyard garden measuring approx. 98sq. m. is located in the middle of the
central amenity space.
The 2 terraces are conceived primarily as quieter garden spaces with high quality
green space created with colourful planting and grasses that ‘greenify’ and
‘soften’ the roofscape. The larger space provides a terrace area suitable for
outdoor games such as table tennis since it is a relatively sheltered / protected
area and is bounded by a stair on one side and a shared kitchen/dining/living
space on the other.
The courtyard garden space creates a garden around which the communal
amenity space at this level is arranged and through which natural light is allowed
to penetrate into the deeper plan area. The space itself is conceived as an
outdoor room and contains a mixture of outdoor seating as well as planting.
(ii)
Roof Terraces; 6th floor level.
2 terraces, each approx. 80sq. m. are located on Level 6 on the east side of the
residential Blocks A and B. These are located adjacent to the shared kitchen/
dining/living amenity areas, thereby providing an outdoor breakout area for
these spaces where residents can enjoy the sunny southerly orientation and the
dramatic elevated views up and down Phibsborough Road. The perimeter
planting and outdoor seating provide an informal garden setting for small groups
of residents to gather and socialise and the glazed perimeter enclosure is set back
from the building edge to remove its visibility from street level.
(iii)
Roof Terraces; 7th floor.
The larger external amenity spaces are the 2 roof terrace areas, with one on each
of the 2 blocks at 7th floor level. Phibsborough is already an elevated area of the
city, so the views at this level are spectacular. The landscaped terrace areas are
to be enclosed by using a combination of stainless cable/rope screening
(supported on a steel frame) with slatted and trellis screening to ensure security
for users at this level and to offer some shelter from the prevailing wind. The
terraces have been designed to incorporate lift and shaft/stair core elements that
occur ‘mid-roof’ at this level.
In total the external shared amenity equates to 778m² or 2.42m² per resident.
The total shared amenity space per resident is approx. 5.4 m² per resident.
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Overall Amenity Provision per Resident
Taking account of the increased bedroom sizes, shared kitchen and living spaces
and the internal and external amenity spaces the proposed scheme is in excess
of the requirement as set out in the Guidelines. This is demonstrated below:

It is set out that on average a resident in the proposed shared accommodation
scheme will have 3-5 m² of space above what was considered in the Guidelines.
The proposed scheme has evolved through an iterative design process, including
during the pre-planning stage with Dublin City Council, to prove and establish the
quality and liveability of the bedrooms, shared living and kitchen spaces and the
amenity spaces to ensure that a the scheme achieves a high standard of living for
future residents.
(iv) A default policy of minimal car parking provision shall apply on the basis of
shared accommodation development being more suitable for central locations
and/or proximity to public transport services. The requirement for shared
accommodation to have a strong central management regime is intended to
contribute to the capacity to establish and operate shared mobility measures;
Given the location of the site in proximate to Dublin City and the proximity to
public transport the proposed scheme is car-free. Bike parking is provided
internally and is secure and monitored with CCTV. GoCar operates in the area
providing car access to residents on occasional use if required.
In addition, the permitted new civic plaza has provision for bike parking which
has previously been discussed with Dublin City Council as potentially being a
Dublin Bikes Station, in addition to general public bicycle parking for the centre.
The Travel Plan for the scheme is set out in detail in the accompanying report
prepared by NRB Engineers.
23
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SPPR 7:
a) Described in the public notices associated with a planning application
specifically as a ‘Build-To-Rent’ housing development that unambiguously
categorises the project (or part of thereof) as a long-term rental housing
scheme, to be accompanied by a proposed covenant or legal agreement
further to which appropriate planning conditions may be attached to any grant
of permission to ensure that the development remains as such. Such
conditions include a requirement that the development remains owned and
operated by an institutional entity and that this status will continue to apply
for a minimum period of not less than 15 years and that similarly no individual
residential units are sold or rented separately for that period;
The public notices specifically state that the proposed scheme is a Build to Rent
Shared Accommodation scheme and it is confirmed that a single management
company will operate the scheme and that no individual units will be sold or
rented separately within the development. It is accepted that a condition will be
applied to any grant of permission, requiring details of a proposed covenant or
legal agreement shall be submitted to the Planning Authority. A draft of this
covenant/legal agreement is included with the application.
b) Accompanied by detailed proposals for supporting communal and recreational
amenities to be provided as part of the BTR development. These facilities to
be categorised as:
(i) Resident Support Facilities - comprising of facilities related to the
operation of the development for residents such as laundry facilities,
concierge and management facilities, maintenance/repair services, waste
management facilities, etc.
(ii) Resident Services and Amenities – comprising of facilities for communal
recreational and other activities by residents including sports facilities,
shared TV/lounge areas, work/study spaces, function rooms for use as
private dining and kitchen facilities, etc.
The extent and breakdown is set out in relation to SPPR 9 above.
Wider Consideration of the Proposed Scheme
As outlined above the only standards in planning policy in Ireland for Shared
Accommodation are those set out in the Guidelines. However given the
similarities of the Shared Accommodation to Student Accommodation i.e. that
they are a managed facilities providing for shared and common amenity and
services, in assessing the proposed scheme it is considered appropriate to review
against Section 16.10.7 of the City Development Plan which identifies the specific
guidelines for the design and delivery of student accommodation to which the
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Planning Authority will have regard, in assessing student accommodation
proposals.
These are considered as follows:
Student accommodation [Shared Accommodation] should make a positive
contribution to the built environment, in terms of design quality, scale, height
and the relationship to adjacent buildings. The external layout, including any
necessary security arrangements, should be designed to avoid isolating
developments from the surrounding community.
As is outlined in the Architects Report and widely acknowledged the existing
Phibsborough Shopping Centre including the commercial office tower is in poor
condition and outdated. The scheme as permitted already expands on the
existing offering in terms of retail and commercial floorspace but also provides
for a significant upgrade in the existing frontage of the Centre.
The Student Accommodation, that was permitted, and that is now proposed to
be amended to shared accommodation continues an enhanced mixed use
scheme for this important site.
The entrance to the shared accommodation is located directly off the public plaza
which has a long active street frontage of. The entrance is elevated slightly above
the main public plaza space which serves the adjacent retail/commercial units
space, thereby allowing its entrance forecourt to be clearly and separately
delineated whilst remaining part of the proposed new overall public plaza space.
Providing the entrance to the accommodation on the new civic plaza ensures a
common passive surveillance to the student entrance from the surrounding new
retail, restaurants and commercial units and in turn onto the civic space from the
student accommodation is less peak hours of the day. The amended scheme is
fully integrated into the existing site, as per the permitted development, but in a
manner that ensures that various users of the space are accommodated.
The permitted scheme provides a new frontage to both Phibsborough Rd and to
North Circular Road making a meaningful and positive contribution to the
prominence and urban structure of the site. The public realm enhancements
provide for significant improvement and animation at a street and local level,
while the taller elements do not detract for the visual characteristics of the wider
environment.
The student accommodation [Shared Accommodation] should be designed to
give optimum orientation in terms of daylight to habitable rooms. Given the
nature of student occupancy, the residential standards in relation to dual aspect
may be relaxed. Proposed developments shall be guided by the principles of Site
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Layout Planning for Daylight and Sunlight, A guide to good practice (Building
Research Establishment Report, 2011).
The Daylight and Sunlight analysis carried out by Brady Shipman Martin, found
that the scheme as proposed is a high quality solution that meets or exceeds the
recommended internal and external daylight standards for the majority of
internal accommodation and sunlight standards for external spaces. This is
outlined in detail in the Daylight & Sunlight Report, submitted as part of this
application.
Adequate open space of suitable orientation should be provided within
developments for the amenity of students [residents], which can include
terraces, courtyards and roof gardens, where appropriate. All proposals must
provide appropriate indoor and outdoor communal and recreational facilities for
students [residents] at a combined level of at least 5-7 sq.m per bedspace. The
provision of indoor communal space is particularly important for schemes with a
high proportion of studio units, to allow students to interact outside the studio
room (in study rooms, tv rooms etc).
The internal and external amenity space is considered in Section 5.2.1 above in
reference to the requirements of SPPR 7 & 9 of the Guidelines.
Quality amenity spaces area a key element of the appeal of these shared
accommodation schemes in creating a 'heart' or social hub to the residence. The
common amenity spaces encourage mixing of residents beyond their immediate
friends or cluster unit within the residence. As with the current proposal, most
common areas are at the front and centre of a scheme located near the entrance
or near a core to ensure most residents pass through or near the space and to
encourage and invite residents to enjoy the space, while providing management
supervision and security.
In addition, the mix of functionality/multiuse provision suits these overall areas,
as it engenders a more productive use of the spaces and encourages associated
social interaction. These spaces have been designed to be adaptable and can
facilitate many forms of social and working activity. Most importantly, the
management team takes an active role in organising these spaces and
encourages events to ensure that they are well used.
It is submitted that the proposed development includes high-quality, internal and
external, amenity spaces appropriate for the proposed location and use.
In assessing proposals, the planning authority will have regard to the pattern and
distribution of student accommodation [Shared Accommodation] in the locality,
and will resist the overconcentration of such schemes in any one area, in the
interests of achieving, a sustainable mix of development, whilst also providing for
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successful urban regeneration, good public transport/cycling/walking
connectivity, and the protection of residential amenity.
The applicant will be requested to submit evidence to demonstrate that there is
not an overconcentration of student accommodation within an area, including a
map showing all such facilities within 1km of a proposal.
Concentration of Schemes in the Area
The shared accommodation typology is a relatively new and emerging type of
development. There are only a limited number of schemes either granted or
under consideration by Dublin City Council/An Bord Pleanala proximate to
Phibsborough. These are set out below:

Map of proximate shared accommodation schemes

At or post Pre-Application Consultation Request Stage
Currently in planning process
Granted

27

PHIBSBOROUGH SHOPPING CENTRE ALTERATIONS
Planning Justification Report
Scheme Address

Reg. Ref.

No. Bedspaces

Status

39-42 Hill Street, and 36a
North Great George's
Street, Dublin 1

DCC Reg. Ref. 3546/19
ABP Reg.Ref. 306181

129

Granted

38-42 Hill Street, and 36a
North Great George's
Street, Dublin 1

DCC Reg. Ref. 3061/20
ABP Reg.Ref. 308836

Addition of 21
bedspaces to
the above
scheme

Granted
(Subject to Appeal)

17-18 Frederick Street
North, Dublin 1, D01 XP84

DCC Reg. Ref. 3725/20

45

Pending

Fruit Market, Dublin 7

ABP Reg. Ref. 308228

360

Pending

Jervis Shopping Centre,
bounded by Mary Street,
Jervis Street and Abbey
Street Upper, Dublin 1

DCC Reg. Ref. 2479/20

127

Pending

Hendrons' Building, 36-40
Dominick Street Upper,
Dublin 7

ABP Reg. Ref. 308841

280

Pending

St. Mary's Place North &
between no's 13 & 16
Mountjoy Street, Dublin 7

DCC Reg. Ref. 4691/19

121

Granted
(Subject to Appeal)

26 Parkgate Street, Dublin
8

ABP Reg. Ref. 305128
(PAC)

28

Has received SHD
PAC Opinion

23-28 Prussia Street,
Dublin 7

ABP Reg. Ref. 307759
(PAC)

348

Has received SHD
PAC Opinion

Park Shopping Centre,
Prussia Street, Dublin 7

ABP Reg. Ref. 307195
(PAC)

16

Has received SHD
PAC Opinion

It is considered that the limited number of shared living schemes granted and
currently in the planning system, and potentially subject to future application, is
still a limited number and given the proportion of housing stock in the city this
will not lead to an overconcentration of such types of development.
Phibsborough Shopping Centre is at the heart of a key district centre in Dublin
City, with an existing grant of permission for student accommodation and as
such, is considered wholly appropriate for shared accommodation.
The demand for the proposed scheme is clearly evident, as presented in the
Demand Report prepared by SQRE Living, submitted as part of this application.
Successful Urban Regeneration – should directly reference here response to ABP
ie. the vision for the development of Phibsborough and the relevant housing and
settlement policies set out in the Dublin City Development Plan 2016-2022; or
otherwise not sure where this is covered ?
Phibsborough is an attractive inner-suburban location on the Royal Canal, within
the city’s canal ring, which provides a wide range of community, educational,
retail, leisure and amenity facilities to its direct locality and wider neighbourhood.
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It is a key hub in this north-west city area, positioned as a connector between the
further suburbs of Cabra, The Navan Road, Glasnevin, Finglas, and beyond. In the
development of the city, these densely built inner suburbs were frequently
overlooked as key investment areas, as housing spread to beyond the canals,
onto greenfield locations, where new retail, leisure facilities, and employment
were delivered for car-based populations e.g. Blanchardstown. The re-focus on
the city environment, sustainable forms of transport, and improved housing in
the city centre, has made the inner suburbs of Dublin City, Phibsborough
included, a more attractive option for residential communities to be part of a city
environment.
The Dublin City Development Plan has sought to deliver on, and facilitate, much
needed regeneration of the Phibsborough area generally, through enhanced
public realm, improved pedestrian and cycle environments, reduction in traffic
dominated through-ways, and the provision of key public transport connections.
Phibsborough Shopping Centre is the 1960s symbol of the growth of the city
centre to its inner suburbs. Lacking in any significant investment since its
construction, the centre’s attractiveness has declined both in retail offer terms,
but also in urban amenity terms, and the role it plays in the community. It is
acknowledged that the centre requires regeneration and repositioning, as has
been permitted, and these proposed alterations will facilitate the
implementation of the scheme to act as a new symbol for the regeneration of
Phibsborough today.
It is asserted here, that both the permitted scheme and proposed alterations, for
the Centre’s expansion and regeneration will serve to enhance the urban
environment of the Phibsborough Road and the North Circular Road at the
interface with the Centre, will improve the visual and mental perception of the
Centre as a positive element in the centre of Phibsborough, and will attract
further investment to the area acting as a catalyst for improved retail, business
and community facilities.
The delivery of the permitted new civic space, removed and protected from the
heavily trafficked arteries of the two main thoroughfares bounding the site, will
provide the opportunity for the community to meet, rest, organise and
participate in events, all at the heart of the area. This civic space will positively
contribute to an enhanced and safer pedestrian and cycle environment, and
importantly turn under used and frequently unsafe ‘backland’ areas into
animated, lively and safe public areas, enhancing the overall urban environment
of this key city block.
It is further asserted that the permitted and amended proposal will also act as a
significant catalyst for the regeneration of the wider area, and embedded within
the development proposal, will facilitate the future development of Dalymount
Park by Dublin City Council.
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The proposed development responds to and delivers on key city regeneration
objectives, set out in the current City Development Plan, and former Local Area
Plans for the area.
Accessibility of the Site
Shared Accommodation is not considered as suitable for every site, as outlined
in the Guidelines. The Guidelines particularly note that ‘city centres being the
appropriate location for such developments’.
It is considered that the definition of a central or accessible location can be taken
from the Guidelines which, in reference to higher density apartment locations,
are ones that are ‘within walking distance (I.e. up to 15 minutes or 1,0001,500m), of principal city centres, or significant employment locations, that may
include hospitals and third-level institutions’
Additionally the Guidelines reference sites which are ‘within easy walking
distance (Le. up to 5 minutes or 400-500m) to/ from high frequency (i.e. min 10
minute peak hour frequency) urban bus services’.
The scheme is located within the Phibsborough area of the North Inner City, both
in walking distance of the City Centre and also proximate to the Luas Cross-City
Phibsborough stop which provides direct access to the City Centre. The scheme
is also located on a primary bus corridor with various high frequency bus routes
stopping in front of the site on the Phibsborough Road, and on the North Circular
Road
Additionally the proposed scheme development contains dedicated and secure
cycle parking, in addition to the provision of public cycle parking in the civic space
central to the proposal.
Protection of Residential Amenity
To the south west of the permitted development are residential 2 storey terrace
housing along North Circular Road/Cabra Road.
To ensure no overlooking occurs there are specific areas within the scheme
design that were carefully considered to ensure that the amenity of adjoining
building or lands is not compromised by overlooking. To the north, the terraced
housing at Connaught Street is removed from the impact of the proposals, by the
existing office tower, and Dalymount Park.
This was considered by both Dublin City Council and An Bord Pleanala in their
granting of the permitted scheme.
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Development to the east of the permitted development is predominantly retail
and commercial development, located on the opposite side of the busy
Phibsborough Road, with some limited residential accommodation on upper
floors, approximately 30m distance from the Shopping Centre.
To ensure that there is no overlooking of adjacent properties the clear glass to
the windows on the South elevation of Block A is orientated away, towards the
civic plaza, and the opposing glass is translucent type only. While the height has
increased slightly there is no increase in massing on the elevations proximate to
existing residential houses.
As can be seen in the Daylight & Sunlight Assessment there is no impact on these
properties or their associated open space from the amended development.
The external open space is located centrally within the scheme ensuring no
impact from a noise or overlooking perspective of any residences.
As the 2-storey housing at Connaught Street lies to the north of the proposed
development, there will also be no impact on these properties in Daylight /
Sunlight terms.
Appropriateness of the Site for Standard Residential
As the proposed application seeks to amend the permitted student
accommodation to shared accommodation it is submitted that this proposition
has already been considered by Dublin City Council and An Bord Pleanala and the
site has been deemed appropriate for alternative residential accommodation in
the form of student accommodation. This was previously addressed in the parent
permission for the development of student accommodation and the same
considerations apply.
The proposed shared accommodation scheme sits within a site surrounded on all
sides by a mix of uses and occupiers, which, particularly noting immediate
commercial, sporting and residential adjacencies, provides a challenge for
standard residential design and particularly the provision of private open space
requirements.
It is submitted that the development of shared accommodation, as an
amendment to permitted student accommodation, at this location is wholly
appropriate where standard residential would present challenges to the ambition
of the redevelopment of this brownfield site.
All applications for student accommodation [Shared Accommodation] must be
accompanied by documentation outlining how the scheme will be professionally
managed including confirmation that all occupiers will be students registered
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with a third-level institution. Documentation must also outline how the scheme
will support integration with the local community, through its design and layout.
The proposed development will be fully managed by a shared accommodation
management company who will provide full time staff who are visible on site and
are contactable by local residents should any issues require resolution. The
Operational Management Plan, submitted as part of this application prepared by
SQRE Living, in this regard states:
In this instance, it will be important that the surrounding local businesses and
residents can continue to operate and live alongside the scheme. The
Management Company will provide a point of contact so that any concerns or
issues can be raised for local management to address. In similar schemes, they
have provided a leaflet which highlights how the management team can be
contacted.
It is expected that the Management Company would actively seek to join any
local groups to demonstrate that the tenants at Phibsborough are important
members of the community.
Permissions for student housing [Shared Accommodation] will normally be
subject to a condition requiring a planning permission for a change of use to other
types of residential accommodation.
This is accepted by the applicant, as the scheme is proposed to be used only as a
shared accommodation scheme with rental terms being a minimum of 3 months.

5

CONCLUSION

It is respectfully submitted that the proposed alterations to the permitted
development will provide for an equally appropriate form of high quality
residential development for this site, in the form of shared accommodation in
place of student accommodation. This Planning Justification Report,
accompanying the application, demonstrates that the proposed development is
consistent with the requirements of Shared Accommodation, and that the
proposal will provide for alterations to the permitted development which will
ensure that a permission is achieved which can be delivered to ensure the
effective and efficient use of this under-utilised urban site which is highly
accessible and well served by public transport.
In conclusion, it is respectfully submitted that the proposed alterations to the
permitted development at Phibsborough Shopping Centre to deliver shared
accommodation at this location is justified and can be permitted by An Bord
Pleanala.
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