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INTRODUCTION

This Planning Report has been prepared in support of a SHD Planning Application
to An Bord Pleanala, on behalf of Phibsborough Shopping Centre Ltd. The subject
application site (hereafter called ‘the site’) is located at Phibsborough Shopping
Centre and 345-349 North Circular Road, Dublin 7. It is a site of approx. 0.969
hectares.
This application falls under the definition of Strategic Housing Development as
set out under Section 3 of the Planning and Development (Housing) and
Residential Tenancies Act 2016 (as altered) as it is a proposed development
‘development consisting of shared accommodation units that, when combined,
contain 200 or more bedspaces’.
This Planning Report, in addition to a Statement of Consistency with Planning
Policy, accompanies the Strategic Housing Development Planning Application.
The development for which permission is being sought can be summarised as
follows:
The proposed development consists of alterations to the permitted development,
as permitted under DCC Reg. Ref.: 2628/17, ABP Reg. Ref.: ABP-300241-17, which
included student accommodation, to now consist of the development of Build To
Rent Shared Accommodation and other minor alterations to the permitted
development. The proposed alterations include:
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Alteration to the permitted 341 bed student accommodation scheme, in
permitted Blocks A and B, to accommodate a 321 bed shared
accommodation scheme. This alteration includes a reconfiguration of the
two number student accommodation blocks as follows:
o Omission of the permitted basement of the permitted student
accommodation development.
o Alteration of the permitted Ground, First and Second Floor spaces
to contain 518 sq.m Communal Amenity Space, Reception, Waste
Storage, Bikes Store, Plant, Laundry Facilities, Storage, and Office
Space associated with the Shared Accommodation.
o Alteration of the permitted third to seventh floors from 341
student bedspaces, set out in clusters, to 321 shared
accommodation bedspaces, set out in 303 single occupancy units
and 4 cluster units containing a total of 18 bedspaces.
o Introduction of c.1,130 sq.m of shared amenity spaces to include
kitchen and living areas, dispersed across the third to seventh
floors.
o Introduction of external roof terraces in both blocks on the sixth
floor fronting on to Phibsborough Road with a combined total of
c. 156sq.m, introduction of roof terraces centrally located at
seventh floor in both blocks to provide a total of c.256 sq.m
communal amenity space, and redesign of permitted external
central amenity spaces located at second floor.
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Increase in height of the permitted building by c. 2m to allow for
raised ground level. There are no additional floors proposed. The
width of the accommodation blocks have also increased by c. 2m
to allow for larger bedrooms.
o Overall increase in floorspace of c.1,079 sq.m from c.11,156 sq.m
permitted to c.12,235sq. m.
Minor alterations to the permitted civic plaza as a result of proposed
raised ground level- this includes removal of permitted steps as
conditioned by An Bord Pleanala under Condition 4 of ABP-300241-17.
Alterations to permitted Units A1 and A2, onto the civic plaza, as a result
of the alterations to the accommodation blocks. These alterations result
in an increase in retail area of Unit A1 from c.662 sq.m to c.747 sq.m, and
a reduction in restaurant/café area of Unit A2 from c.511 sq.m to c.370
sq.m. Overall reduction in retail/restaurant/café space of c.110 sq.m in
Blocks A and B.
Alterations to Block C, to the south of the plaza, and a subsequent
reduction in Restaurant/Cafe Unit A4 of c.16 sq.m and permitted Office
Floorspace of c.61 sq.m as a result of minor setback of the building at
ground and first floor levels.
Alterations to the permitted amendments to the existing Shopping Centre
to include:
o It is proposed to retain part of Unit 1 (previously permitted to be
demolished) to facilitate the retention of the rooftop parking.
This unit, when amalgamated with Unit 2 results in a minor
increase of c.63sq.m.
o Removal of the permitted new staircase from ground level to first
floor level serving both the existing car park and the existing
office tower. It is proposed to retain this space, Retail Unit 12, as
it currently is with a floorspace of c.80sq. m.
The inclusion of a new sub-station in the permitted Block C (no resulting
change in the building footprint or elevations).
The proposed development of PV panels at roof level of Block A with a
total area of c.175 sq.m.
The proposed alterations also include for resulting alterations to
permitted hard and soft landscaping, boundary treatments, signage,
façade and all ancillary site and development works.
Overall increase in floorspace of 998 sq.m from c.22,574 sq.m permitted
to c.23,572sq.m.

For further details of consistency with the quantitative standards for residential
units as set down in the Sustainable Urban Housing, Design Standards for New
Apartments 2018 and the 2016-2022 Dublin City Development Plan, please refer
to the Design Statement prepared by Donnelly Turpin Architects, and at section
7.1 of this Planning Report.
This report examines the site location, context, and planning history of the
subject site. It also has regard to issues of compliance with the Dublin City
Development Plan 2016-2022, and Section 28 Guidelines, which are the relevant
statutory documents against which the proposed development will be
considered.
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This SHD Planning Application is accompanied by a comprehensive set of
documentation which specifically seeks to address the requirements of the
Planning and Development (Housing) and Residential Tenancies Act 2016, the
Planning and Development (Strategic Housing Development) Regulations 2017
and the requirements of the Dublin City Development Plan 2016-2022.
This Planning Report should be read in conjunction with the other documentation
(reports and drawings) accompanying this SHD Planning Application, set out in
the schedule included in the Cover Letter to An Bord Pleanala.
We confirm that prior to making this application the drawings enclosed herewith
have been checked with reference to the Planning and Development Regulations,
2001-2020.
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PROPOSED ALTERATIONS TO PERMITTED SCHEME

The proposed development which is the subject of this Planning Application to
An Bord Pleanala is seeking to alter a permitted planning permission (DCC Reg.
Ref.: 2628/17, ABP Reg. Ref.: ABP-300241-17).
There are two primary purposes of this alteration application:
1. A change from permitted student accommodation to shared
accommodation, and
2. To make minor alterations to the permitted scheme required as a result of
the alteration from student to shared accommodation
With regards to progressing through the Strategic Housing Development process,
the Planning and Development (Housing) and Residential Tenancies Act 2016 in
this regard permits such an application as set out in Section 3 (d), as follows:
(d) the alteration of an existing planning permission granted under section 34
(other than under subsection (3A)) where the proposed alteration relates to
development specified in paragraph (a), (b), (ba) or (c).
The scheme is proposing to replace and alter the student accommodation
element of the permitted scheme with proposed shared accommodation, both
of which are over 200 units.
Critically with regards to the ‘other uses’ quantum exclusion under Strategic
Housing Development (which limits residential development with an excess of
other uses from the process) we note the Act in this regard states
each of which may include other uses on the land, the zoning of which facilitates
such use, but only if— (i) the cumulative gross floor space of the houses, student
accommodation units, shared accommodation units or any combination thereof]
comprises not less than 85 per cent, or such other percentage as may be
prescribed, of the gross floor space of the proposed development or the number
of houses or proposed bed spaces within student accommodation or shared
accommodation to which the proposed alteration of a planning permission so
granted relates [our emphasis].
It is therefore considered that the restriction on the extent of other uses relates
to proposed development only. In this case where the permitted other uses may
be considered to exceed the ‘other uses’ limiting quantum, for the purpose of
this application it is noted that these uses are permitted and not proposed, save
for a few minor alterations which relate to the building changes required when
changing from student accommodation to shared accommodation, and which
overall results in a minor decrease in permitted ‘other uses’.
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As identified above the proposed application seeks to alter over 200 student bed
spaces to over 200 shared accommodation units and seeks to alter permitted
other uses in only a minor fashion, to a resulting reduction of 61 sq.m and as such
is considered to qualify for Strategic Housing Development.
It is noted that we are not applying for permission for the non-residential/other
uses aspect of this development as these are permitted under the existing
planning permission.
The provisions of Section 3 of the Planning and Development (Housing) and
Residential Tenancies Act 2016 refer only to developments that are “proposed”,
and as stated above, the existing permitted uses are not included in this
application proposal, nor is it necessary, as the authorisation to allow these
existing permitted uses be constructed is already in place.
The alterations to the non-residential aspect of this development relate to an
overall reduction in this non-residential use, enhancing the public realm, and this
is set out as part of this proposed application for alteration from student
accommodation to shared accommodation.
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SUBJECT SITE CONTEXT

The subject site comprises an area of approximately 0.969 ha, located at
Phibsborough Road, Dublin 7. The site is located in the centre of Phibsborough
Village and is bordered on the west by Dalymount Park, Connaught St to the
north, Phibsborough Rd to the East and North Circular Road to the South.
The Phibsborough Shopping Centre has fallen into poor condition in recent years
as a result of the economic downturn impacting on the delivery of previous
redevelopment proposals. In 2018 both Dublin City Council and An Bord Pleanala
granted permission for the redevelopment of the subject site.

3.1

Existing Condition

The current and existing Phibsborough Shopping Centre comprises of an existing
retail centre at ground floor level, with a gym at first floor level with roof top car
parking and an office block. The development dates from the 1960s and is typical
of that era, being constructed of pre-cast concrete. The Phibsborough Road
frontage comprises of a mix of small retail units and a Tesco food store at ground
floor level set about 10m back from Phibsborough Road. Standing on ‘stilts’ above
the roof top car parking area at the northern end of the complex is a 6-storey
office block.
The subject site extends to the west of the existing shopping centre area, taking
in a grassed embankment used as a spectator standing area (known as the
Tramway End). The Dalymount Park Football Ground adjoins the Shopping Centre
site to the west. This area also includes two floodlight towers for the stadium.
The extent of the site under the control of the applicant excludes the existing
Tesco Store (Units 13-15 & 17) and Tesco Off-Licence (Unit 7).
The southern part of the site comprises of a number of buildings which are used
for a variety of commercial businesses and, on the frontage with the North
Circular Road, a car park and associated facilities

3.2

Urban Context

Phibsborough Shopping Centre is located approximately 1.5 km north west of
Dublin City Centre. It is situated along one of Dublin’s key radial routes
(Phibsborough Road) connecting the City Centre with Dublin’s suburbs including
Glasnevin and Ballymun to the north.
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To the south of the site the North Circular Road is also a key arterial route in
Dublin’s north inner city. Connecting Phoenix Park with the city centre and key
urban areas such as Phibsborough and Dorset Street.
Phibsborough Road and the North Circular Road are served by a wide range
Dublin Bus routes including the No. 4, 9, 122, 120, 38, 38a, 38b, 38d, 46a, 83(a),
140, 155.
Further the site is with 500m of 2 no. light rail stops: Cabra and Phibsborough
Luas Stations.
Phibsborough Road is anticipated to be upgraded as part of the Bus Connects
Core Route No.3 serving Ballymun to the City Centre, and the proposed Metro
Link station of Glasnevin is proposed to create a new interchange with the Irish
Rail line which is within walking distance of the site at Cross Guns Bridge.
The wider Phibsborough area contains a wide mix of activities and land uses,
including major employment generators. In all directions there are many
established residential areas, while in the immediate area, Phibsborough Village
provides a range of businesses including retail, services, bars, cafes and
restaurants. To the east is Mountjoy prison and the Mater Hospital, and 500m to
the southwest is the new TU Dublin Grangegorman Campus.
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4

PLANNING HISTORY

The original Planning Permission for the Shopping Centre to which all of the
ground floor shop units are attached was granted on 23rd January 1967 after
Appeal (DCC Planning ref. 52/66B (660/66)).

4.1

DCC Reg. Ref. 2628/17 (ABP Reg. Ref. 300241) Mixed Use & Student
Accommodation

The most recent planning permission was granted by An Bord Pleanala on 20th
August 2018 following an Oral Hearing. DCC had previously granted planning and
retention permission for development at the subject site which was subsequently
appealed and granted.
The development consisted of the part demolition of existing structures on the
site and the construction of an extension to the existing Phibsborough Shopping
Centre onto Phibsborough Road and North Circular Road comprising new
retail/restaurant and office units, student accommodation, a new civic plaza and
an upgrade of the existing Shopping Centre and commercial office tower facade.
The proposal subject of this application seeks to alter primarily the student
accommodation element of this scheme to shared accommodation.

4.2

Other Planning Applications

A planning application for the redevelopment of the Phibsborough Centre to
provide commercial, residential and mixed use development was submitted in
April 2004, it was granted with conditions by Dublin City Council (Dublin City
Council Ref. 2545/04, An Bord Pleanála Ref. PL29S.211686). The application was
subject to both first and third party appeals to An Bord Pleanala (ABP) and was
subsequently permitted by ABP in January 2006. The permission has now expired.
The application for regeneration and extension of the centre comprised the
following:
 Demolition of a number of retail units, Dalymount Terrace and ancillary units
 Build on resultant site mixed-use development of 34,507 m2 gross floor
comprising :
o 5,868m2 office;
o 7,763m2 retail;
o 10,505m2 residential;
o 1,216m2 medical centre
o 3,252m2 of restaurants, cafes & gym
o spectator stand (832m2) to the east side of Dalymount Park
o 423 car-parking spaces (2 level underground basement)
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o
o
o

5,176m2 extension to existing Tesco unit
new mall from Phibsborough Road to North Circular Road
new pedestrian streetscape off Phibsborough Road.

Other various Planning Applications have been made over the years, however for
the most part these generally pertain to either: (i) parts of the centre that are not
within the boundaries of the current ownership or (ii) are of a less significant
nature (for example, change of use, antennae or masts or signage etc.). For the
most part the existing Shopping Centre with its roof top car parking and six storey
office tower over rooftop car park remains as originally constructed.
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5

PRE-PLANNING CONSULTATION

5.1 Tripartite Meeting
A tri-partite meeting took place with An Bord Pleanala and Dublin City Council on
12th October 2020 as part of the Pre-Application Consultation Request submitted
on the project (ABP Reg. Ref. 307227-20).
The attendees were as follows:
An Bord Pleanala

On behalf of the
Applicant

Dublin City Council

Tom Rabbette, Assistant Director of Planning
Daire McDevitt, Senior Planning Inspector
Ciaran Hand, Executive Officer
John Winslow, Director, Donnelly Turpin
Seamus Nolan, Director, NRB Consulting
Eddie Cassidy, Director or Construction, MM Capital
Derek Poppinga, Managing Director, MM Capital
Pauline Byrne, Partner and Head of Planning, Brady
Shipman Martin
Sorcha Turnbull, Senior Planner, Brady Shipman
Martin
Siobhan O’Connor, Senior Executive Planner
Ronan Murphy, Executive Planner
Gareth Hyland, Executive Planner

5.2 S247 Meetings
This proposal for development has been the subject of Section 247 preapplication consultation with Dublin City Council’s Planning Department. These
meetings have informed the nature of this application, in particular the specific
requirements of the alteration to shared accommodation, height, scale & mass,
compatibility with the wider Phibsborough area, and alterations to the permitted
development etc. These meetings took place on:
6th February 2020




Mary Conway (Assis. City Planner)
Ronan Murphy (Planner DCC)
Nicola Conlon (DCC Roads)

11th November 2019



Mary Conway (Assis. City Planner)
Bryan Ward (Snr Planner DCC)
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6

PLANNING FRAMEWORK

6.1

Dublin City Development Plan 2016-2022

The subject site is located within the administrative area of Dublin City Council.
The Dublin City Development Plan 2016-2022 sets the statutory planning policy
for development within the City Boundary, having regard to national and regional
plans and policies. The Development Plan provides the planning policy
framework and design and development standards for development of the
subject lands.
The Development Plan acknowledges that housing and residential development
must be ‘suitable for citizens throughout their lives and adaptable to people’s
changing circumstances is fundamental to creating a compact city with
sustainable neighbourhoods’.
While the Development Plan does not reference Co-Living/Shared
Accommodation as it was not yet a housing typology considered in the Irish
market or in planning legislation, it is submitted that it is a form of housing
appropriate within the wider context providing an alternative type of residential
offering.
More generally we note the following policies and objectives in the Development
Plan:
6.1.1

Zoning

The subject site is zoned Land-Use Zoning Objective Z4:’District Centres’ which
aims ‘To provide for and improve mixed-services facilities’.
Z4 areas are referred to as District Centres and Phibsborough is designated as a
Key District Centre (KDC) within the Dublin City context which ‘represent the toptier of urban centres outside the city centre…… Each of the 8 KDCs underpin a
wider area and act as strong spatial hubs providing a comprehensive range of
commercial and community services to the surrounding populations’.
The objectives for District Centres is as follows:
To maintain their role as district centres, new development should enhance
their attractiveness and safety for pedestrians and a diversity of uses should
be promoted to maintain their vitality throughout the day and evening. In this
regard, opportunity should be taken to use the levels above ground level for
additional commercial/retail/services or residential use with appropriate
social facilities. Higher densities will be permitted in district centres,
particularly where they are well served by public transport. The district centre
can provide a focal point for the delivery of integrated services and the
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designated key district centres have, or will have in the future, the capacity to
deliver on a range of requirements.
The permitted and proposed altered residential use provides the basis of the
redevelopment of the Shopping Centre. The residential use will enable the wider
regeneration of the Shopping Centre environs by drawing further activity to the
area ensuring its vitality throughout the day. This can be done in a sustainable
way as a result of the highly accessible location.
6.1.2

Hierarchy within the City

The Development Plan recognises that ‘Some of the key district centres (KDCs)
also act as gateways to the city, located either along strategic national primary
routes or key public transport routes ’….and ‘These gateway locations create an
opportunity to strengthen the city’s visual identity and signal the entrance to the
city, and so are ideal locations for high quality landmark buildings, structures and
civic spaces’.
With particular reference to KDCs and the Inner Suburbs the Development Plan
states the following policies:
SC10: To develop and support the hierarchy of the suburban centres, ranging
from the top tier Key District Centres, to District Centres/Urban Villages and
Neighbourhood Centres, in order to support the sustainable consolidation of
the city and provide for the essential economic and community support for
local neighbourhoods, including post offices and banks, where feasible, and to
promote and enhance the distinctive character and sense of place of these
areas.
SC11: To promote employment and economic opportunities in the KDCs,
district centres/urban villages and in neighbourhood centres in the identified
innovation corridors and clusters.
SC12: To ensure that development within or affecting Dublin’s villages protects
their character
Within these identified key district centres, the following general development
principles shall apply:
 Population: Establish significant residential population bases with diversity in unit
types and tenures capable of establishing long-term integrated communities.
 Density: Ensure the establishment of high-density developments capable of
sustaining quality public transport systems and supporting local services and
activities. Account should be taken in any such development of any distinct or
valuable architectural or historical features that influence the urban form,
character and scale of the existing area.
 Transport: Ensure provision is made for quality public transport systems. Provide
improved access to these systems and incorporate travel plans, which prioritise the
primacy of pedestrian and cyclist movement and address the issue of parking
facilities and parking overflow.
 Commercial/Retail: The creation of a vibrant retail and commercial core with
animated streetscapes.
15
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6.1.3

Community and Social Services: The centres will be encouraged to become the focal
point for the integrated delivery of community and social services.
Employment: Encourage the provision of mixed-use developments incorporating
retail, office, residential and live-work units, and the creation of small startup units.
(The floor area limitations in respect of offices given in the land-use zoning
objective Z4 shall not apply in the case of identified key district centres, and
applications involving office development in these areas shall be assessed on their
merits, taking account of the overall objective to provide for a mixed-use
environment.)
Built Environment: The creation of high-quality, mixed-use urban districts with a
distinctive spatial identity and coherent urban structure of interconnected streets
and child-friendly public spaces and urban parks. Development should have regard
to the existing urban form, scale and character and be consistent with the built
heritage of the area.
Capacity for development: Encourage the development/re-development of underutilised sites.

Approach to Phibsborough

The City Development Plan (Appendix 3 Retail Strategy) states:
A review of the Phibsborough Shopping Centre was carried out as part of the 2015
Draft Phibsborough LAP. Although not adopted a number of objectives came from
this report which the Development Plan now seeks to capture. The City Council
supports the redevelopment and revitalisation of the existing Phibsboro Shopping
Centre which expands the retail offering in keeping with the designation of
Phibsborough as a Key District Centre. New development shall be of a suitably
high density and mix to create new job opportunities at this key nodal point which
is highly accessible by public transport. Uses that create an “evening economy”
and enhance the attractiveness of the centre as a destination will be encouraged,
as will the integration of the site with the adjoining Dalymount Park, ideally
creating a new enhanced public entrance to this sporting venue. The provision of
a new civic plaza will also be sought.
This objective for Phibsborough was the primary guiding principle for the vision
of the permitted revitalisation of Phibsborough Shopping Centre, as permitted by
both Dublin City Council and An Bord Pleanala, which focussed on delivering the
key objective from both the previous 2008 LAP and the not adopted 2015 Draft
LAP.
This alteration application continues these principle by retaining the building
blocks of the permitted development but altering the scheme to provide for
shared accommodation in place of student accommodation.
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6.1.4

Sustainable Communities & Neighbourhoods

A key focus of the Development Plan is the creation of sustainable communities
and neighbourhoods. The Plan identifies that ‘Irrespective of their unique and
varying characteristics, a common theme is that good neighbourhoods serve as
focal points for the surrounding community with a range of services and facilities,
typically in a vibrant and attractive physical environment. The inherent strength
of a good neighbourhood is that it is small enough to engender a sense of
belonging and community with opportunities for chance encounters and casual
meet-and-greets between people going about their daily activities.
Phibsborough is one such area mentioned with a strong community participation
and sense of place. The challenge as outlined in the Development Plan is
achieving the balance between providing ‘the necessary range of facilities,
services and good public transport connections - all of which should be within
walking distance of residents and workers and of a high-quality urban design to
create places where people will want to live’ and ‘the efficient use of land and
sustainable densities to enable viable provision of the necessary range of facilities’
6.1.5

Height

The Dublin City Development Plan 2016-2022 re-categorised Phibsborough as a
‘low rise area’ and as such subject to the general provisions of the Development
Plan. Given its location less than 500m (in walkability terms) from the
Phibsborough Cross City Luas the maximum height permissible is therefore 24m
under the Development Plan (proximity to rail hubs).
Further the Development Plan states that ‘Phibsborough will remain a low rise
area with the exception of allowing for (i) up to a max of 19m in the centre of the
Smurfit site and immediately adjoining the proposed railway station at Cross Guns
Bridge; and (ii) the addition of one additional storey of 4m will be considered in
relation to any proposals to reclad the existing ‘tower’ at the Phibsboro Shopping
Centre’.
As part of the permitted development, proposals were included to re-clad the
existing tower which increased the height of the office tower in line with the
specific provision in the Development Plan.
The Development Plan also states (Section 16.7.2) that where a site has a preexisting height a building of the same number of storeys may be permitted,
subject to assessment against the standards set out in Chapter 16 of the
Development Plan and the submission of an urban design statement outlining:


The context with a site and area analysis which includes an appraisal of the
character of the area adjoining the site;
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The design principles which have been applied and how these will be
translated to the development in terms of response to local character, layout,
density, scale, landscape, visual appearance and impact on amenities,
including sunlight; and
Drawings, perspectives and photomontages to demonstrate how the
approach has been applied.



The Urban Development and Building Heights Guidelines for Planning Authorities
(2018) establish the principle for the re-examination of the height limits (as
outlined in the Material Contravention and that these take precedence over the
Development Plan height limits on a context basis.
Please see Planning Report prepared by BSM and Design Statement prepared by
Donnelly Turpin Architects for detail design rationale in relation to proposed
height.
6.1.6

Plot Ratio and Site Coverage

Plot Ratio for this site, as set out in the Dublin City Development Plan, is for Z4,
2.0. The Development Plan also states:
A higher plot ratio may be permitted in certain circumstances such as:






Adjoining major public transport termini and corridors, where an
appropriate mix of residential and commercial uses is proposed
To facilitate comprehensive redevelopment in areas in need of urban
renewal
To maintain existing streetscape profiles
Where a site already has the benefit of a higher plot ratio
To facilitate the strategic role of institutions such as hospitals

The permitted development had a plot ratio of 2.4 (which as a result of the
proposed alterations increases marginally to 2.43), and was considered
appropriate given the nature of the development and the site’s proximity to
major public transport.
Site Coverage for this site, as set out in the Dublin City Development Plan, is 80%
for Z4. The permitted development had a plot ratio of 40%, which as a result of
the proposed alterations changes to 38%.
The figures for plot ratio and site coverage are based upon the entire existing,
permitted and proposed scheme.
6.1.7

Conservation

Part of the southern site area is designated as an Architectural Conservation Area
(ACA) with adjacent buildings also lying within this category, at the junction of
North Circular Road and Phibsborough Road) (as can be seen in Figure 1 below).
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Figure 1

Phibsborough Zoning Map & ACA Extent

In addition the site sits adjacent to two Protected Structures (RPS Ref: 1733,
1734) as indicated on Fig. 1 above. The Development Plan requirements and
objectives towards ACAs and the development have been considered in this
application, as has the adjacency to protected structures of part of the site. The
proposed alterations do not change the permitted scheme as it interacts with the
ACA at North Circular Road or Phibsborough Road, or indeed the protected
structures.

6.2

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

The Sustainable Urban Housing Design Standards for New Apartments were
approved by the Minister for Housing, Planning and Local Government and
published in March 2018. The guidelines update previous guidance from 2015
and note that this is done so in the context of greater evidence and knowledge of
current and likely future housing demand in Ireland taking account of the Housing
Agency National Statement on Housing Demand and Supply, the Government’s
action programme on housing and homelessness Rebuilding Ireland and Project
Ireland 2040 and the National Planning Framework, published since the 2015
guidelines.
The Guidelines note that the NPF projects a need for a minimum of 550,000 new
homes, at least half of which are targeted for provision in Ireland’s five cities and
of particular relevance to this site it notes a shift in Government policy towards
securing more compact and sustainable urban development, to enable people to
live nearer to where jobs and services are located, which requires at least half of
new homes within Ireland’s cities to be provided within the current built-up area
of each, i.e. on sites within the existing urban ‘envelope’.
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The Guidelines have been updated, from the previous 2015 Guidelines, to alter
and address new areas including:
 Enable a mix of apartment types that better reflects contemporary
household formation and housing demand patterns and trends,
particularly in urban areas;
 Make better provision for building refurbishment and small-scale urban
infill schemes;
 Address and enable the ‘build to rent’ and ‘shared accommodation’
sectors; and
 Remove requirements for car-parking in certain circumstances where
there are better mobility solutions and to reduce costs.
The subject site represents a significant redevelopment of the Phibsborough
Shopping Centre site, located in a highly accessible established urban area in
Dublin City, providing contemporary shared living accommodation and as such
represents a project that is fully supported by these Guidelines.
The Guidelines identify Central/Accessible Urban Locations which are suited to
higher density development. The subject site falls within all three categories set
out:
 Sites within within walking distance (i.e. up to 15 minutes or 1,000 1,500m), of principal city centres, or significant employment locations,
that may include hospitals and third-level institutions;
 Sites within reasonable walking distance (i.e. up to 10 minutes or
8001,000m) to/from high capacity urban public transport stops (such as
DART or Luas); and
 ‘Sites within easy walking distance (i.e. up to 5 minutes or 400-500m) to/
from high frequency (i.e. min 10 minute peak hour frequency) urban bus
services’.
The subject site is located adjacent to Phibsborough Road and in close proximity
to the junction with the North Circular Road, both of which are key transport
routes in Dublin City and serviced by many Dublin Bus Routes. Further the site is
within 500m of Luas light rail stops, and within 1.5kms of the city centre.
Phibsborough Road is anticipated to be further upgraded in public transport
accessibility terms, as part of the proposed Bus Connects Core Route No.3.
Phibsborough Shopping Centre and the immediate area has many shops and
businesses providing key local employment. In addition, the Mater Private
Hospital and The Mater Misericordiae University Hospital, and Mountjoy
Prisonare all within 800m of the site and are significant employment centres in
the city. TU Dublin, Grangegorman, located 500m to the southwest, is also a
significant employer in the city.
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6.2.1 Shared Accommodation
In relation to ‘Shared Accommodation’, the Guidelines also set out 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 go on to 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’.
‘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.’
‘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.’
Section 5.18 of the Guidelines states 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'.
The provision of shared accommodation at this site is fully supported by the
Guidelines and the proposed development meets all the requirements
demonstrating this need, as set out in the documentation accompanying this
application

6.3

Urban Development and Building Heights Guidelines for Planning
Authorities (December 2018)

The Urban Development and Building Height Guidelines identify that as reflected
in ‘the National Planning Framework …. that there is significant scope to
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accommodate anticipated population growth and development needs, whether
for housing, employment or other purposes, by building up and consolidating the
development of our existing urban areas’ and that ‘securing compact and
sustainable urban growth means focusing on reusing previously developed
‘brownfield’ land, building up infill sites (which may not have been built on before)
and either reusing or redeveloping existing sites and buildings, in well serviced
urban locations, particularly those served by good public transport and supporting
services, including employment opportunities’.
The Guidelines reference NPO 13 (from the NPF) which states that ‘in urban
areas, planning and related standards, including in particular building height and
car parking will be based on performance criteria that seek to achieve well
designed high quality outcomes in order to achieve targeted growth. These
standards will be subject to a range of tolerance that enables alternative solutions
to be proposed to achieve stated outcomes, provided public safety is not
compromised and the environment is suitably protected’.
It recognises that in meeting the challenge set out above, new approaches to
urban planning and development are required and that securing an effective mix
of uses within urban centres is critical. To bring about this increased density and
increased residential development in urban centres the Guidelines state that
‘significant increases in the building heights and overall density of development is
not only facilitated but actively sought out and brought forward by our planning
processes and particularly so at local authority and An Bord Pleanála levels’.
Dublin City Development Plan 2016-2022 acknowledges the intrinsic nature of
Dublin as a low-rise city and considers that it should predominantly remain so. As
the site sits within the ‘transport hub’ designation, the maximum permitted
height within the parameters of the Development Plan, is 24m.
The permitted scheme on this site is within the permitted 24m height limit and
the proposed alterations are for the most part, within this 24m height
designation also. However, to the rear of the site the building has increased in
height over and above the permitted height as a result of the removal of the
basement and subsequently the finished floor levels of the buildings were lifted
and the ground plane has been graded slightly in order to integrate with the
levels of the surrounding areas, and enhance the public realm through levelling
of the permitted public plaza. No additional floors are proposed under this minor
increase in height.
While the Development Plan identifies a building height limit of 24m for
development in this location, it is submitted that the rationale for increased
height at this location goes beyond the specific height limits set out in the
Development Plan, and should be considered in the context of specific site
parameters. The Urban Development and Building Height Guidelines for Planning
Authorities (2018) establish the principle for the re-examination of height limits
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and these now take precedence over the Development Plan height limits on a
site specific contextual basis.
In this instance it is considered that the design rationale for the limited area of
increased height on the proposed buildings, which relates to raised floor levels
and a subsequent improvement in the permitted civic plaza though the removal
of the need for slopes and steps is considered minor in nature. It is considered
that the Urban Development & Building Height Guidelines, allows Dublin City
Council and An Bord Pleanala greater flexibility in considering this site specific
response.

7

PROPOSED DEVELOPMENT

7.1

Proposed Alterations

As set out in the beginning of this report the two primary elements of the
application are (i) to alter the scheme to accommodate shared accommodation
in place of the permitted student accommodation and (ii) to make minor
alterations to the permitted scheme to ensure it can be delivered given some of
the sites constraints, as set out in the Architects Design Statement.
The Application boundary remains unchanged from the previously permitted
schemeand, in general terms, the external form and appearance of the proposed
altered scheme differ little to that which was granted permission. A detailed
overview of the alterations to the permitted scheme are set out further below,
however, to summarise briefly the key proposed alterations are as follows:
•

•
•

•
•
•

•

The 2 linear residential blocks are altered from student accommodation
(341 bed units) to ‘Shared Accommodation’ or ‘Co-Living’ residential
blocks (321 bed units).
The width of the residential blocks have increased by 2.3m, to
accommodate larger bedrooms.
The height of the residential blocks is raised 2m. to provide a higher
floor–ceiling dimension on each floor (c.150mm per floor) and to
accommodate the changes to the external plaza levels, see below. The
number of storeys remains unchanged.
The basement is omitted.
The plaza levels are altered to remove the external steps in response to
Condition 4 in ABP’s decision to Grant (ABP ref: 300241-17).
The proposed building line adjacent to the existing rear service laneway
(ground and first floor only) is altered to respect the existing Right of Way
as granted to the current anchor tenant.
There are some alterations to the permitted floor space of the existing
permitted retail, café/restaurant and office units as a result of the above
changes.
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7.1.1

Student Accommodation to Co-Living/Shared Accommodation

Alteration of the 2 residential blocks, Block A and B, from the permitted 341 bed
student accommodation to 321 bed shared accommodation, including:
- Omission of the permitted basement
- Redesign of permitted Ground, First and Second Floor spaces
- Introduction of external roof terraces in both blocks on the sixth floor
fronting on to Phibsborough Road and at seventh floor centrally located.
- Increase in height of the permitted building by c. 2m to allow for raised
ground level and increased floor – ceiling dimensions
- Increase in the width of the accommodation blocks by c.2m to allow for
larger rooms.
Residential Development Standards
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 proposed scheme is considered against
the standards in the Planning Justification Report, which accompanies this
application documentation.

7.1.2

Alterations to Floor Levels, Plaza and Height

At the intersection of the pedestrian routes leading from North Circular Road and
Phibsborough Road is the centre of the permitted new Civic Plaza.
It is a wedge-shaped space that widens gradually from 11 to 24m along its 35m
length. The original layout as granted permission included a split level Civic Plaza
incorporating a set of steps linking the two levels.
In granting Permission in 2018, An Bord Pleanala conditioned that the plaza be
redesigned ‘to avoid barriers and to minimise travel distances (such as that
created and increased by proposed stepped arrangement of the space).
Therefore, as part of this planning application, the plaza levels have been
redesigned to work without steps and to provide full universal access across the
new civic space. This allows the ground plane of the new Plaza to slope very
gently, almost imperceptibly over its full length from Phibsborough Road towards
Dalymount Park. This alteration has been facilitated by the removal of the
permitted basement and has also resulted in the ground floor levels being raised
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which results in an increased building height but with no additional floors of
development.
7.1.3

Alterations to Permitted Retail, Restaurant/Café and Office Units

As a result of the proposed alteration from Student to Shared Accommodation /
Co-Living a number of subsequent alterations are required to the permitted
ground floor units as well as requirements to ensure the scheme could be
delivered around existing site constraints. These are set out as follows:

2

1
1

3

Permitted Ground Floor Plan

2

1
1

3

Proposed Ground Floor Plan
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1. Entrance from Phibsborough Road – Existing Unit 1 and Permitted Block
C.
In the permitted scheme, it was proposed to remove Unit 1 (formerly
Burdocks) of the original Shopping Centre.
In response to the existing legal covenants on the existing Shopping Centre,
this application seeks the existing car park, which forms the roof over the
original retail Units 1-12, to be retained in its entirety. Therefore, it is
proposed to chamfer the front and back corners of this gable Unit and create
a new fully glazed wall along its length. This will create an increased entrance
width to the permitted civic plaza and provide an active shopfront addressing
the entrance area into the Civic Plaza. As the glazed shopfront splays back to
open out into the new plaza it follows the geometry of the residential block,
the building line of which remains in the same location as per the original
permitted scheme. This results in a minor increase in retail floorspace of Unit
1 (as permitted, to be amalgamated with Unit 2).
As a result of the increased extent of the existing Unit 1 it is proposed to set
back the permitted Block C façade on the southern side of the plaza to ensure
that a consistency with regards to the width of the entrance to the plaza is
maintained. This ensures the plaza continues to be visible and accessible. This
results in a minor decrease in floor space in Unit A4 (on the southern side of
the plaza) and the upper office floor levels.
2. Permitted Units A1 and A2
Units A1 (permitted as retail) and A2 (permitted as restaurant/café) area
altered as a result of having to reconfigure stair core locations for the above
co-living and also having to set back the building line of Block B at ground
floor to facilitate the continued use of the access to the rear of the existing
retail units. These alterations results in an increase in retail area of Unit A1
from 662 sq.m to 747 sq.m, and a reduction in restaurant/café area of Unit
A2 from 511 sq.m to 370 sq.m. Overall reduction in retail/restaurant/café
space of 110 sq.m in Blocks A and B.
3. Removal of permitted new staircase to serve existing rooftop car parking
and office reception
The permitted development included for a new staircase located in the
existing Unit 12 to serve the rooftop car parking. The existing staircase was
then proposed to be used exclusively for the existing office tower. This
application proposes to alter the permitted development to exclude this
element.
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7.2

Access Car and Cycling Parking Strategy

As outlined in earlier sections of this report the subject site is in a highly accessible
location in Dublin City. The Traffic Statement, prepared by NRB Consulting, which
accompanies this application sets out the traffic and transport considerations.
The proposed alterations make no change to the permitted car parking
arrangement or numbers, and continues to provide for the zero provision of car
parking spaces for the co-living units. It is anticipated that the development will
have negligible and most likely a positive impact on traffic volumes versus the
former uses on the site.
Cycle Parking is provided in a dedicated and secure location adjacent the CoLiving scheme and provides for 1 space per 2 units in line with Development Plan
standards for student accommodation (in the absence of specific standards).

7.3

Sunlight and Daylight

The overall configuration and revised layout of the permitted development has
been influenced by the need to achieve the best possible levels of sunlight and
daylight penetration into the development. The proposed orientation of the
blocks represents the best response to the site context in terms of day light and
sunlight availability as a result of the density and height proposed, and existing
context. The Architectural Design Statement prepared by Donnelly Turpin
accompanying this application, sets out how the internal elevations are designed
to address sunlight and daylight optimisation in terms of reflectivity and lightness
of materials proposed.
The Daylight and Sunlight analysis carried out by Brady Shipman Martin, found
that the scheme as proposed is a high quality solution that effectively meets or
exceeds the recommended internal and external daylight standards for all
accommodation and sunlight standards for external spaces. This is outlined in
detail in the Daylight & Sunlight Report, submitted as part of this application.
In terms of sunlight access, the external spaces as an overall exceed the BRE
Guidelines for sunlight on the test day of 21st of March. While the central
external amenity spaces fall just below the required standard the main eastern
space is only slightly below the 50% on 21st March and the other external spaces
at this level are ancillary spaces. In any event the external rooftop terraces at
upper levels and the roof are in full sunlight ensuring there is always external
spaces that residents can access in good sunlight.
The analysis also shows that the proposed building has no sunlight Impact
to surrounding properties.
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7.4

Wind Microclimate Study

A Pedestrian Comfort Wind Study prepared by K8T Consulting is included as part
of this planning application. Through the wind assessment it has been possible to
highlight, at design stage, areas of concern in terms of downwash / funnelling /
downdraft and to identify critical flow accelerations that could potentially occur.
Results of the wind analysis have been discussed with the design team so as to
configure the optimal layout for the development with the objective of achieving
a high-quality environment for the scope of use intended of each area / building
(i.e. comfortable and pleasant for potential users) and without compromising the
wind impact on the surrounding areas and on the existing buildings. The Report
shows that the development has been designed to be a high-quality environment
for the scope of uses permitted and as proposed to be altered.

8
8.1

ENVIRONMENTAL CONSIDERATIONS
APPROPRIATE ASSESSMENT

An Appropriate Assessment (AA) Stage 1 Screening was carried out by BSM. It
concludes that an AA is not required. The Screening report is submitted with this
application. The Board, as competent authority, are invited to come to a similar
determination.

8.2

ENVIRONMENTAL IMPACT ASSESSMENT REPORT

The Environmental Impact Assessment Screening Report (by BSM) included with
this application. The proposed development is below the thresholds of a
mandatory EIAR. The screening exercise has been completed and the
methodology used has been informed by the available guidance, legislation and
directives.
The overall conclusion and determination of this screening for requirement for
EIA is that there is no requirement for Environmental Impact Assessment of the
proposed development. The Board, as competent authority, are invited to come
to a similar determination.
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9

CONCLUSION

It is respectfully submitted that the proposed alterations to the permitted
development will provide for an altered appropriate form of high quality
residential development for this site, in the form of co-living/shared
accommodation in place of student accommodation. This Planning Report,
accompanying this application, demonstrates that the proposed development is
consistent with the national, regional and local planning policy framework, 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 are consistent with
the proper planning and sustainable development of the area, and with all
relevant national, regional and local planning policies and guidelines and that the
proposed alterations to this permitted development should be granted by An
Bord Pleanala.
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