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1

INTRODUCTION

On behalf of Phibsborough Shopping Centre, this Statement of Consistency with
Planning Policy has been prepared to accompany a Strategic Housing
Development Application to An Bord Pleanála in relation to a proposed
alterations to permitted development at Phibsborough Shopping Centre,
Phibsborough Shopping Centre and 345-349 North Circular Road, Dublin 7.
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.
o 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.
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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.

This statement of consistency with planning policy has been prepared to
specifically address the requirements of the strategic housing development
guidance document issued by An Bord Pleanála. This Strategic Housing
Development Application is also accompanied by a Planning Report which
includes further details in respect of the proposed development in relation to the
site location and context, the development description and the relevant planning
history.
This standalone planning policy consistency statement, prepared by Brady
Shipman Martin, demonstrates that the proposal is consistent with the relevant
national planning policy, guidelines issued under Section 28 of the Planning and
Development Act 2000 (as amended), and with local planning policy. It should be
read in conjunction with the accompanying detailed documentation prepared by
Donnelly Turpin Architects, NRB Engineers, JJ Campbell Engineers, NODA
Architects, Aramark, JBA Consulting, Brady Shipman Martin, Byrne Looby, K8T
Consulting, SQRE Living, AWN Consulting, Metec.
For further details of consistency with the quantitative standards for shared
accommodation as set down in the Sustainable Urban Housing; Design Standards
for New Apartments’ Guidelines and the 2016-2022 City Development Plan,
please refer to the Design Report prepared by Donnelly Turpin Architects and the
Planning Report included in this Strategic Housing Development Application.
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2

CONSISTENCY WITH PLANNING POLICY

2.1

National and Regional Planning Policy

The key provisions of national (including relevant Section 28 Guidelines) and
regional planning policy as it relates to the proposed development is set out in
the following sections. The key policy and guidance documents of relevance to
the proposed development are as follows:















Rebuilding Ireland – Action Plan for Housing and Homelessness
Project Ireland 2040 - National Planning Framework,
Eastern and Midland Regional Assembly - Regional Spatial & Economic
Strategy (RSES)
Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009), and the accompanying Urban
Design Manual;
Delivering Homes, Sustaining Communities (2008) and the
accompanying Best Practice Guidelines - Quality Housing for Sustainable
Communities;
Sustainable Urban Housing: Design Standards for New Apartments
(2018)
Design Manual for Urban Roads and Streets (2013);
Urban Development and Building Heights Guidelines for Planning
Authorities (December 2018)
Smarter Travel – A New Transport Policy for Ireland (2009-2020);
The Planning System and Flood Risk Management (2009); and
Birds and Habitats Directive – Appropriate Assessment;
EIA Directive

As the site has an existing permission for redevelopment including student
accommodation it is submitted that the rationale for an alternative residential
accommodation type is established in line with National & Local Policy and this is
examined and re-assessed in this report.
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2.2

Rebuilding Ireland – Action Plan for Housing and Homelessness

Rebuilding Ireland is the Government’s Action Plan for Housing and
Homelessness, launched in 2016. The Plan’s aim is to accelerate housing supply
by addressing the needs of homeless people and families in emergency
accommodation, accelerate the provision of social housing, deliver more
housing, utilise vacant homes and improve the rental sector.
The Plan contains five key pillars:








Pillar 1 – Address Homelessness: Provide early solutions to address the
unacceptable level of families in emergency accommodation; deliver
inter-agency supports for people who are currently homeless, with a
particular emphasis on minimising the incidence of rough sleeping, and
enhance State supports to keep people in their own homes.
Pillar 2 – Accelerate Social Housing: Increase the level and speed of
delivery of social housing and other State-supported housing.
Pillar 3 – Build More Homes: Increase the output of private housing to
meet demand at affordable prices.
Pillar 4 – Improve the Rental Sector: Address the obstacles to greater
private rented sector delivery, to improve the supply of units at
affordable rents.
Pillar 5 – Utilise Existing Housing: Ensure that existing housing stock is
used to the maximum degree possible - focusing on measures to use
vacant stock to renew urban and rural areas.

The proposed development at Phibsborough Shopping Centre is consistent with
Pillar 3 and Pillar 4 as the scheme is proposing to construct 321 no. shared
accommodation bedspaces on a highly accessible site location in proximate to
Dublin City centre with access to a wide range of access to existing and permitted
services and facilities. Improving Ireland’s rental sector is enshrined as a key pillar
of this Action Plan. The Plan recognises that ‘Rental housing, because of its
flexibility, is particularly important in enabling the housing market to adapt to the
changing needs of the population’. Additionally the Action Plan includes a key
action ‘Encouraging “build to rent”’, which is identified as having the potential to
contribute to the overall target supply of 25,000 residential units per annum.
Shared Accommodation as a small portion of the overall housing target supplies
will contribute to offering a mix of accommodation choices to people in the City.

2.3

Project Ireland 2040 National Planning Framework (Published
16/02/2018)

Project Ireland 2040 is the Government’s plan to ‘re-imagine’ Ireland and prepare
for the future. Project Ireland 2040 seeks to achieve ten strategic outcomes
7
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(common to both Plans), building around the overarching themes of wellbeing,
equality and opportunity, including:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Compact Growth
Enhanced Regional Accessibility
Strengthened Rural Economies and Communities
Sustainable Mobility
A Strong Economy, supported by Enterprise, Innovation and Skills
High-Quality International Connectivity
Enhanced Amenity and Heritage
Transition to a Low Carbon and Climate Resilient Society
Sustainable Management of Water and other Environmental Resources
Access to Quality Childcare, Education and Health Services

Project Ireland 2040 contains two key plans: the National Planning Framework
(NPF); and the National Development Plan Framework (NDP) which, in tandem,
set out infrastructure priorities and plan regional development for the country.
The NPF is the Government’s high-level strategic plan for shaping the future
growth and development of our country out to the year 2040.
The plan identifies that by 2040 it is expected that an additional one million
people will live in Ireland, an additional two-thirds of a million people will work
here. These are huge increases: more people will be travelling to work, school
and universities, more buildings will be needed to accommodate them, clean
water will be needed for homes, farms and industry, more and better care
facilities will be required for the elderly.
One of the key objectives of the NPF relates to compact growth. The plan seeks
to carefully manage the sustainable growth of compact cities, towns and villages
and to add value and create more attractive places in which people can live and
work. The NPF identifies that activating ‘strategic areas and achieving effective
density and consolidation, rather than more sprawl of urban development’ as a
top priority.
With regards to Dublin the NPF identifies that the city needs to ‘accommodate a
greater proportion of the growth it generates within its metropolitan boundaries
and to offer improved housing choice’.
National Policy Objective 4 in this regards states:
Ensure the creation of attractive, liveable, well designed, high quality
urban places that are home to diverse and integrated communities that
enjoy a high quality of life and well-being.
National Policy Objective 11 in this regards states:
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In meeting urban development requirements, there will be a presumption
in favour of development that can encourage more people and generate
more jobs and activity within existing cities, towns and villages, subject to
development meeting appropriate planning standards and achieving
targeted growth.
National Policy Objective 13 in this regards states:
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.
We note where the NPF highlights changing patterns of living. The NPF states that
Ireland’s housing crisis has resulted in:
A time when many people, including those on average incomes, wish to
live close to where they work and the services and amenities necessary to
enjoy a good quality of life, they struggle to do so because the urban
housing market has become constrained. More affordable homes must
be provided in our urban areas as part of the creation of mixed-tenure
communities.
The following objectives respond to the changing nature of household formations
and trends in tenure seen in current planning discourse thus providing another
option allowing individuals choose the housing based on their individual
circumstances.
National Policy Objective 6 aims to:
regenerate and rejuvenate cities, towns and villages of all types and scale
as environmental assets, that can accommodate changing roles and
functions, increased residential population and employment activity and
enhanced levels of amenity and design quality, in order to sustainably
influence and support their surrounding area.
Housing delivery must be flexible in response to changing patterns of living and
working. In relation to tenure, Section 6.6 sets out a range of national core
principles in order to guide the delivery of future housing, at every level of
governance. Included within these aims:
Allow for choice in housing location, type, tenure and accommodation in
responding to need.
9
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In this context shared accommodation provides a direct contribution by providing
a tenure not readily available in Ireland yet for which there is demand.
Further, the NPF states that managing the future location, typology and tenure
of housing requires a significant robust evidence base and approach to
implementation. We submit that the proposed development, which proposes to
replace permitted student accommodation, responds to local need which is
further detailed in the SQRE Co-Living Demand and Concept Report.

2.4

Eastern and Midland Regional Assembly –Regional Spatial &
Economic Strategy (RSES)

The Regional Spatial and Economic Strategy is a strategic plan and investment
framework to shape the future development of the Eastern & Midland Region to
2031 and beyond. The region is the smallest in terms of land area but the largest
in population size and is identified as the primary economic engine of the state.
The Strategy identifies that the region ‘is home to over 800,000 households, with
4 out of 5 living in conventional housing while apartments account for around
18% or our housing stock. One of the challenges facing the region is the continued
growth rates of household formation coupled with a severe slowdown in the
development of new housing stock during the economic recession, resulting in
housing supply and affordability pressures in both sale and rental markets,
particularly in Dublin and urban areas but affecting all of the region’.
The Strategy is underpinned by key principles that reflect the three pillars of
sustainability; Social, Environmental and Economic, and expressed in a manner
which best reflects the challenges and opportunities of the Region. The plan
identifies that the central need is for the RSES to be people focussed, as ‘quality
of life’ encapsulates strong economic output and stability, good environmental
performance and a good standard of living for all.
The subject site is located with the Dublin Metropolitan Area, as designated by
the Strategy. The Metropolitan Area Strategic Plan (MASP) which is part of the
RSES seeks to focus on a number of large scale strategic sites, based on key
corridors that will deliver significant development in an integrated and
sustainable fashion.
The NPF also sets out ambitious targets to achieve compact growth with 50% of
housing to be provided within or contiguous to the built-up area of Dublin city
and suburbs. To achieve this ‘the MASP identifies strategic residential and
employment corridors along key public transport corridors existing and planned,
that contain development opportunities.’ The subject site is located adjacent to a
high quality public transport corridor along Phibsborough Road which is
anticipated to be upgraded as part of Bus Connects Core Route Corridor No.3;
and within approximately 500 m of Phibsborough and Cabra Luas Stations.
10
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Policy Objectives relating to Housing Delivery include:
RPO 5.4: Future development of strategic residential development areas
within the Dublin Metropolitan area shall provide for higher densities and
qualitative standards as set out in the ‘Sustainable Residential
Development in Urban Areas’ , ‘Sustainable Urban Housing; Design
Standards for New Apartments’ Guidelines, and Draft ‘Urban
Development and Building Heights Guidelines for Planning Authorities’.
RPO 5.5: Future residential development in the Dublin Metropolitan Area
shall follow a clear sequential approach, with a primary focus on the
consolidation of Dublin and suburbs, supported by the development of
Key Metropolitan Towns in a sequential manner as set out in the
Metropolitan Area Strategic Plan (MASP) and in line with the overall
Settlement Strategy for the draft RSES.
This application enables the alteration of a permitted redevelopment site to
ensure its deliverability and ensuring the consolidation of a strategically located
site within the urban envelope of Dublin.

2.5

Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009)

The aim of these guidelines is to set out the key planning principles which should
guide the delivery of residential development in urban areas. The Guidelines
provide guidance on the core principles of urban design when creating places of
high quality and distinct identity. The Guidelines recommend that planning
authorities should promote high quality design in their policy documents and in
their development management process. In this regard, the Guidelines are
accompanied by a Design Manual discussed in the section below which
demonstrates how design principles can be applied in the design and layout of
new residential developments, at a variety of scales of development and in
various settings.
The Guidelines reinforce that planning authorities ‘should promote increased
residential densities in appropriate locations, including city and larger town
centres’ and that ‘firm emphasis must be placed by planning authorities on the
importance of qualitative standards in relation to design and layout in order to
ensure that the highest quality of residential environment is achieved’.
These qualitative standards have been brought through in the Design Manual as
referenced above, the City Development Plan and in the Sustainable Urban
Housing: Design Standards for New Apartments which have guided the design
approach of the scheme. This is set out in detail in the accompanying Design
Report prepared by Donnelly Turpin Architects.
11
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Having regard to the above the Core Strategy of the Development Plan promotes
the intensification and consolidation of Dublin City.
To maximise the return on public transport investment the Guidelines identify
that it is important that land use planning underpins the efficiency of public
transport services by sustainable settlement patterns – including higher densities
– on lands within existing or planned transport corridors- this includes 500 metres
walking distance of a bus stop, or within 1km of a light rail stop or a rail station.
This site is immediately adjacent to Phibsborough Road and close to the North
Circular, both QBC’s, and within 500m of Phibsborough Luas Station. It is
anticipated that the site will be served by Bus Connects ‘Core Bus Corridor No. 3’
(Ballymun to City Centre).
The proposed alteration to the permitted scheme to replace permitted student
accommodation with shared accommodation is consistent with this policy for
providing residential development proximate to the city centre.

2.6

Urban Design Manual – A Best Practice Guide (2009)

In respect to pre-application consultations with the Planning Authority the design
team had regard to the advice set down in the ‘In Practice’ section of the Urban
Design Manual (2009). As the site is subject to a permitted scheme, the
fundamental principles of which are not being changed, it is submitted that the
scheme has been considered by both Dublin City Council and An Bord Pleanala to
be of a high quality with regards to Urban Design.
The Design Manual sets out a series of 12 criteria which it recommends should
be used in the assessment of planning applications. These are listed below, with
a response to each provided, and should be read in conjunction with the
Architect’s Design Statement.
Context: How does the development respond to its surroundings?
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.
12
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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 this property 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 the external roof
spaces will be managed by the Management Team including restrictions on hours
of use.
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.
It is asserted here, the permitted and amended scheme, 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 in
the form of improved retail, business and community facilities.

Connections: How well is the new neighbourhood / site connected?
Shared Accommodation/Co-Living 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’.
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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 student residence development contains dedicated
and secure cycle parking, in addition to the provision of public cycle parking in
the civic space central to the proposal.
Inclusivity: How easily can people use and access the development?
The permitted development is accessed off two pedestrian points from
Phibsborough Road and North Circular Road. The delivery of a 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
new 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.
This Central Civic Space offers the flexibility for a range of different functions and
activities. As well as the obvious functions of shopping or just using the
space/route as a short cut, the scale provides the scope for sitting within the
space itself. It also offers space to accommodate temporary market stalls,
artwork, a Christmas tree, gathering and performance.
Variety: How does the development promote a good mix of activities?
In terms of mix, the permitted scheme as proposed to be amended, is a truly
mixed use scheme sitting on a key district centre site. The existing and permitted
scheme includes for office and retail functions and this application proposed to
amend the permitted residential student use for residential co-living/shared
accommodation use ensuring a greater use of the scheme thorough out the day.
The mix of users and users are focused around the central public space which will
ensure a mixing of people, engagement and activity.
Efficiency: How does the development make appropriate use of resources, including
land?
It is considered that the site, given its scale and location, represents a significantly
underutilised site. The site is brownfield in nature sitting behind the main
Shopping Centre and utilised for car storage and a disused spectator stand.

14
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It is asserted here, the permitted and amended scheme, 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 in
the form of improved retail, business and community facilities.

Distinctiveness: How do the proposals create a sense of place?
Layout: How does the proposal create people-friendly streets and spaces?
Public Realm: How safe, secure and enjoyable are the public areas?
The key feature of the permitted scheme in the new civic plaza which provides a
central space with an environment that is protected from these busy
thoroughfares. Sheltered on its north side, the space has a sunny orientation with
considerable exposure to both the south and west sky.
This Central Civic Space offers the flexibility for a range of different functions and
activities. As well as the obvious functions of shopping or just using the
space/route as a short cut, the scale provides the scope for sitting within the
space itself. It also offers space to accommodate temporary market stalls,
artwork, a Christmas tree, gathering and performance.
Retail/commercial units are located at both ground and at first floor level along
both the northern and southern edges of the new public (civic) plaza. In order for
the public plaza to be a sustainable, safe and vibrant space that ensures activity
throughout the day and evening, the units are designed in a variety of sizes to
attract different commercial types. All of the units have sizable and fully glazed
active frontages to promote social interaction and passive surveillance
throughout.
The opportunity for cafes and coffee shops to either open out on to the new
public spaces, or to overlook them at first floor level, is a key design component
to both delivering supporting, a public space in the heart of Phibsborough.
Privacy / Amenity: How do the buildings provide a high-quality amenity?
For the public the quality of the new civic plaza is set out above.
For the proposed resident’s high quality amenity, both internal and external, is a
key focus of the co-living/shared accommodation scheme. Internal amenity
spaces for gaming, exercising, cinemas, chatting, reading etc. are provided at
lower levels and on each floor smaller spaces are provided for living. The scheme
centres around a hub of internal and external amenity space on the second floor.
External terraces and rooftop spaces are also provided ensuring there are always
sunny and bright spaces for residents to enjoy.
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Adaptability: How will the buildings cope with change?
The altered development provides for a new form of residential development but
ultimately at residential standards and as such could be adapted in the future to
other forms of residential development if required through minor alterations.
Parking: How will the parking be secure and attractive?
In line with National and Local Policy, where a reduction in parking is sought in
accessible locations, there is no parking proposed for the Co-Living/Shared
Accommodation Scheme. The site is well serviced by high quality public
transport, within cycling and walking distance of the city centre and there are
existing cycle and car share schemes operating in the area.
Detailed Design: How well thought through is the building and landscape design?
The permitted and amended design of the development has been subject to a
number of pre-application consultations between the design team and the
Planning Authority. The design rationale from an urban design and architectural
perspective is explained in the Design Statement prepared by Donnelly Turpin
which keeps the principles as approved by Dublin City Council and An Bord
Pleanala in the permitted development.
Full details on the rationale for the landscaping design can be found in the
Landscape Design Rationale and Landscape plans prepared by Brady Shipman
Martin which accompanies this Strategic Housing Development Application..

2.7

Guidelines or Planning Authorities on 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 amend
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 the emerging ‘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 Shopping Centre
site, located in a highly accessible established urban area in Dublin City, providing
a contemporary accommodation to meet local demand 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 key transport routes in Dublin
City and serviced by many Dublin Bus Routes. Further, the site is with 500m of 2
light rail stops. Phibsborough Road is anticipated to be upgraded as part of the
Bus Connects Core Route No.3.
Phibsborough Shopping Centre and the immediate area has many shops and
businesses providing which provide key local employment. In addition, the Mater
Private Hospital and The Mater Misericordiae University Hospital are both within
800m of the site and are significant employment centres in the city. TU Dublin,
Grangegorman is also a significant employer in the area.
Shared Accommodation
In relation to ‘Shared Accommodation’, the Guidelines also set out that 'a new
format of residential accommodation described as 'Shared Accommodation; has
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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 has met all the requirements
demonstrating this need.
2.7.1

Residential Quality Standards – Build to Rent Considerations

The Guidelines set out specific planning policy requirements (SPPRs) in relation
to shared accommodation which take precedence over take over any conflicting,
policies and objectives of development plans. Consideration of consistency with
the specific requirements set out in Section 5 of the Guidelines is addressed in
the Planning Justification Report.
SPPR 9 states that shared accommodation may be provided and shall be subject
to the requirements of SPPR7 (as per Build-To-Rent) which sets out as follows.
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SPPR 7
SPPR 7 States:
(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 Site Notice for the proposed residential development will describe the
scheme as Build To Rent Shared Accommodation. The applicant is aware that An
Bord Pleanala, in any grant of permission, will attach conditions requiring 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. A draft Build To Rent Covenant is included as part of the application
documentation.
(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.
The application is accompanied by a Co-Living Management Plan which outlines
how the scheme will be managed and the facilities available to residents including
a dedicated reception/concierge facilities and services including day to
management of issues, post/deliveries, security, waste management 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 Planning Justification Report, in addition to the Architects Design Statement
and the SQRE Concept & Design Report outlines the extensive amenities provided
for residents.
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SPPR 9
SPPR 9, states:
9 (i) No restrictions on dwelling mix shall apply;
9 (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 co-living accommodation as
follows:
Single*
Double*

12m²
18m²

*Including ensuite

Common Living & Kitchen Facilities- Table 5b
Table 5b sets out the minimum common living and kitchen facilities sizes for coliving accommodation as follows:
Bedrooms 1-3
Bedrooms 4-6

8m² per person
Additional 4m² per person

9 (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;
9 (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.
Compliance with these standards and demonstration of the high quality nature
of the proposed scheme is set out in the Planning Justification Report and
supported by the Architects Design Report and the SQRE Concept & Design
Report Design Report.
2.7.2

Other Enclosed Reports

The detail and rationale for providing for Shared Accommodation, as an alternate
to permitted student accommodation on this site is set out in Planning
Justification Report, the SQRE Demand & Location Analysis and the Architects
Design Report outlines the extensive residential amenities provided for residents
enclosed with this application.
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With regards to cycle parking, the proposed scheme meets the standards as set
out in the Dublin City Development Plan and not Section 4.15 of the Guidelines
as this is a suggested standard and not an SPPR. The Transport Report equally
provides a justification for this level of cycle parking.

2.8

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

The Urban Building Height Guidelines identify that as reflected in ‘the National
Planning Framework …. that there is significant scope to accommodate
anticipated population growth and development needs, whether for housing,
employment or other purposes, by building up and consolidating the development
of our existing urban areas’ 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’.
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 a 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. 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
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parameters. The Urban Development and Building Height Guidelines for Planning
Authorities (2018) establish the principle for the re-examination of height limits
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 building, 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 Building Height Guidelines, allows Dublin City Council and ABP greater
flexibility in considering this site specific response.

2.9

Design Manual for Urban Roads and Streets (DMURS) (2013)

The Design Manual for Urban Roads and Streets (DMURS), was adopted by the
Department of Transport and the Department of Environment (now Housing) in
2013. It sets out design guidance and standards for constructing new and
reconfiguring existing urban roads and streets in Ireland. It also outlines practical
design measures to encourage more sustainable travel patterns in urban areas.
The DMURS Compliance Statement, prepared by NRB Consulting Engineers
provides further detail in respect of the compliance of the proposed
development with DMURS.
The scheme as permitted was the outcome of an integrated urban design and
landscaping to improve pedestrian and cyclist permeability facilitating a safer
environment for pedestrians and cyclists along two busy city roads. NRB along
with the rest of the design team have interrogated the DMURS principles to
ensure the permitted layout provides a high quality development which
integrates with an established urban development.
The Development Plan, and previous Local Area Plans, place significant focus on
an improved public realm and new civic space for Phibsborough. The previous
LAPs sought to ‘create a space that could accommodate public art and the village
Christmas Tree. It is about creating a space that people feel welcome in and proud
of’ and ‘should be so designed to allow for markets, festivals or cultural events to
be held within the public realm’. It is submitted that the proposed scheme does
just that.
The permitted civic space, as proposed to be slightly altered, sits at the heart of
the extended Phibsborough Shopping Centre combining the aspirations of a new
civic space surrounded by animated uses, a new pedestrian link from North
Circular Road, and a future access to a redeveloped Dalymount Park, while also
connecting the new retail to the existing.
The proposed minor alterations to the public realm proposals for the scheme
have been prepared by Brady Shipman Martin as part of this planning application
and are addressed further in the accompanying Landscape Report.
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2.10 Smarter Travel – A Sustainable Transport Future: A New Transport
Policy for Ireland 2009-2020
The Smarter Transport objective contained within Smarter Travel – A Sustainable
Transport Future: A New Transport Policy for Ireland 2009-2020 outlines the
Government vision that the key goals to achieve transport sustainability are:
i)
ii)
iii)
iv)
v)

to reduce overall travel demand
to maximise the efficiency of the transport network
to reduce reliance on fossil fuels
to reduce transport emissions and
to improve accessibility to transport

The key targets that the Smarter Travel Policy sets to achieve these goals area:








Future population and employment growth will predominantly take
place in sustainable compact forms, which reduce the need to travel for
employment and services
500,000 more people will take alternative means to commute to work to
the extent that the total share of car commuting will drop from 65% to
45%
Alternatives such as walking, cycling and public transport will be
supported and provided to the extent that these will rise to 55% of total
commuter journeys to work The total kilometres travelled by the car fleet
in 2020 will not increase significantly from current levels
A reduction will be achieved on the 2005 figure for greenhouse gas
emissions from the transport sector.

The subject site encourages sustainable and smarter travel by providing high
density development on underutilised lands within the urban envelope of Dublin
City, near high capacity public transport; and, through the reduction in car
parking and significant cycle facilities.
The permitted development removed a significant quantum of car parking which
is currently in place on Kelly’s Yard and replaced it with a mixed use development
for which no car parking was proposed. The alterations to the scheme equally do
not propose any car parking for the shared accommodation given the sites highly
accessible location. High quality cycle parking is proposed and the sites location
to public transport will ensure the scheme positively contributes to Smarter
Travel.

2.11 Transport Strategy for the Greater Dublin Area 2016 – 2035
The Transport Strategy for the Greater Dublin Area 2016 – 2035, as prepared by
the National Transport Authority, provides a framework for the planning and
delivery of transport infrastructure and services in the Greater Dublin Area (GDA)
over the next two decades. It also provides a transport planning policy around
which statutory agencies involved in land use planning, environmental
protection, and delivery of other infrastructure such as housing, water and
power, can align their investment priorities. It is, therefore, an essential
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component, along with investment programmes in other sectors, for the orderly
development of the Greater Dublin Area over the next 20 years.
The Strategy identifies the challenges for transport in the GDA as being:







An assumed return to sustained economic growth;
Substantial population growth;
Full employment;
That no one is excluded from society, by virtue of the design and layout
of transport infrastructure and services or by the cost of public transport
use; and
That the environment in the GDA is protected and enhanced.

It is considered that since the publication of the Strategy in 2016 economic and
population growth has continued to substantially increase and as such the
objective of the plan are critical to ensuring a functional GDA region.
As such the proposed development is consistent with the objectives of the GDA
Transport Strategy by developing employment and residential development in
proximity to each other and proximate to existing employment and public
transport networks thereby reducing the requirement on the car and
encouraging a shift to more sustainable transport methods.

2.12 Guidelines for Planning Authorities on ‘The Planning System and
Flood Risk Management (November 2009)’
These Guidelines introduce comprehensive mechanisms for the incorporation of
flood risk identification and management into the planning process. In
accordance with the Planning System and Flood Risk Management Guidelines a
Flood Risk Assessment (FRA) has been prepared for the current application by
JBA Consulting. The primary objective of the SSFRA is to inform a site design that
can manage the impacts of surface water across the site without negatively
impacting areas off the site.
This Flood Risk Assessment for the development at Phibsborough Shopping
Centre was undertaken in accordance with the requirements of the “Planning
System and Flood Risk Management Guidelines for Planning Authorities”,
November 2009.
The site has been shown to reside in Flood Zone C with a low risk of flooding.
There are no surface water bodies located adjacent to the site that poses a flood
risk to the development, therefore the proposed residential development is a
suitable development type for this location.
No history of flooding was identified at the site or immediate surrounding areas
based on review of floodmaps.ie. However, areas close to the site, were flooded
in the past and based on Flood Resilient City areas within the site boundary and
along the Connaught and Phibsborough Road are at risk of pluvial flooding.
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As part of proposed stormwater management measures, a stormwater
attenuation tank has been designed for the development. The design is in
compliance with the GDSDS standards as required by DCC. Stormwater discharge
from the site will be limited to 2 l/s/h with the stormwater attenuation system
designed to contain a 1 in 100 year rainfall event. The proposed measures are
sufficient to manage stormwater onsite and the measures do not increase the
risk of flooding to neighbouring properties, the measures will capture runoff and
discharge at a greenfield rate to a public sewer rather than contributing to
surface ponding.
A minimal residual risk is present from potential failure of the stormwater system.
A fall from the carpark areas to the road should provide protection against
potential road runoff.
Following a review of the available data no overland flow pathways were
identified onto the site from the neighbouring properties or Dalymount Park.
The Flood Risk Assessment was undertaken in accordance with 'The Planning
System and Flood Risk Management' guidelines and concludes that the
development resides in Flood Zone C and is in agreement with the core principles
contained within.

2.13 Birds and Habitats Directive – Appropriate Assessment
Under Article 6(3) of the EU Habitats Directive and Regulation 30 of SI no.
94/1997 European Communities (Natural Habitats) Regulations (1997) any plan
or project which has the potential to significantly impact on the integrity of a
Natura 2000 site (i.e. SAC or SPA) must be subject to an Appropriate Assessment.
This requirement is also detailed under Section 177 (U) of the Planning and
Development Act 2000-2010.
An Appropriate Assessment is required if likely significant effects on Natura 2000
sites arising from a proposed development cannot be ruled out at the screening
stage, either alone or in combination with other plans or projects.
We refer the Planning Authority to the Appropriate Assessment Screening Report
prepared by Brady Shipman Martin that accompanies this application which
concludes that no likely significant impacts on Natura 2000 sites are predicted.
The information contained in this planning application and AA Screening Report
seeks to assist the competent authority (in this instance An Bord Pleanala) to
undertake a Screening for Appropriate Assessment.

2.14 EIA Directive
The EIA Directive 85/337 EEC, as amended, is the key legislation in EU
Environmental Policy. The EIA Directive aims to determine the likely significant
effects of a project on the environment. Screening is the first stage in the EIA
process required by Article 4 of the EIA Directive and this process determines
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whether an EIA is required for a specific project. The Directive outlines in Article
4(1) 24 Annex 1 projects that require a mandatory EIA. Article 4 (2) outlines
Annex 2 projects that require consideration for EIA further to a case by case
examination or through thresholds and criteria set out by Member States. In an
Irish context, projects requiring a mandatory EIA or consideration for EIA further
to a case by case examination or thresholds are listed in Schedule 5 of the
Planning and Development Regulations.
An Environmental Impact Assessment Screening Report (EIAR) has been
prepared by Brady Shipman Martin, to accompany the planning application, in
order to assess the potential impact of the proposed development on the
environment and the requirement, or not, for sub-threshold EIA.
The proposed development does not come within a type or scale of project as
listed in Part 1 of Schedule 5 of the Planning and Development Regulations 2001,
as amended, requiring mandatory EIA.
In terms of scale, the proposed development (i.e. alteration of a permitted
development, from 341 bed student accommodation to 321 bed shared
accommodation scheme on a site of 0.9 ha.) is significantly below the stated
thresholds set out in either category Class 10(b)(iv). The proposed development
is therefore below the stated thresholds requiring EIA.
In terms of screening for potential for requiring of sub-threshold EIA, it has been
concluded that the nature or characteristics of the proposed development are
not such as to give rise to significant effects on the environment.
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3

LOCAL PLANNING POLICY

This section provides an overview of consistency with Local Planning Policy which
is the Dublin City Development Plan 2016-2022.

3.1

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, it is submitted that it is a form of housing appropriate in the wider
offering providing choice to citizens during different stages of their lifecycle.
The site has a permission or a mixed use development including student
accommodation, permitted by both An Bord Pleanala and Dublin City Council,
which is considered compatible with the proposed alteration.
More generally we note the following policies and objectives in the Development
Plan:
3.1.1

Core Strategy

The Development Plan sets out its overall ‘Vision for the Dublin’ City which is to
create a more sustainable and resilient city. Within this vision the Development
Plan aims to improve quality of life for all.
Section 1.2 outlines how to achieve this and the following is of relevance:
b) Social/Residential – Developing Dublin as a compact city with a network of
sustainable neighbourhoods which have a range of facilities and a choice of
tenure and house types, promoting social inclusion and integration of all ethnic
communities.
The Core Strategy sets out ‘Population and Housing Figures Based on Census Data
2011, Estimate for 2013’, and Regional Planning Guidelines allocations (now
superseded by the RSES).
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Table A of the Core Strategy identifies a need for approximately 29,500 new
residential units over the life of the Plan. Table C quantifies the area of lands
zoned for residential development (4,466ha) or for a mix of uses including
residential (2,043ha).
Table C of the Core Strategy includes Z4 lands. In this regard the subject Z4 zoned
lands are included in Core Strategy calculations for achieving sufficient zoned
lands to cater for targeted population growth. The development of the lands for
residential purposes supports the achievement of Core Strategy targets.
The subject area is located in the North Central housing strategy area. The Core
Strategy in the Dublin City Development Plan 2016 – 2022 (DCDP) indicates the
subject lands zoned have strategic capacity in terms of housing provision for the
North Central Area. The lands have been included in the residential core strategy
as ‘available suitable land for housing development’.

Figure 3.1: Development Plan Core Strategy Map (Source: DCC,2020).

The Development Plan states the long-term vision and the core strategy can be
translated into ‘three strongly interwoven strands’ which are as follows:
1.
2.
3.

Compact, Quality, Green, Connected City
A Prosperous, Enterprising, Creative City
Creating Sustainable Neighbourhoods and Communities

In summary, the proposed development supports the achievement of the above
vision by providing high quality residential development in proximity to public
transport corridors. This development will foster a new community through its
landscaped and open space strategy; mix of unit types and sizes; and provision of
residential facilities; and, high quality architectural design.
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3.1.2 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
designated key district centres have, or will have in the future, the capacity to
deliver on a range of requirements.
The proposed development provides for alterations to the permitted
redevelopment of the wider Shopping Centre. The change from student to
shared accommodation will still ensure residential use is provided on the site and
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.
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.
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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.
 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.

3.1.3 Shape and Structure of the City
Chapter 4 relates to the future Shape and Structure of the City. It sets out the
development strategy to ensure that Dublin retains and builds on its renowned
urban form and character, while developing new city neighbourhoods which are
well connected to their surrounding environment and to the city centre.
The Development Plan sets out the key ‘Strategic Approach’ in this regard the
first of which is the creation of a more compact city, where residents can live close
to their places of work or study, and can easily traverse the city, thereby reducing
urban sprawl and unsustainable travel patterns.
In this regard Objective SC13 aims: To promote sustainable densities, particularly
in public transport corridors, which will enhance the urban form and spatial
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structure of the city, which are appropriate to their context, and which are
supported by a full range of community infrastructure such as schools, shops and
recreational areas, having regard to the safeguarding criteria set out in Chapter
16 (development standards), including the criteria and standards for good
neighbourhoods, quality urban design and excellence in architecture. These
sustainable densities will include due consideration for the protection of
surrounding residents, households and communities.
The permitted development is proximate to the Phibsborough Road and the
junction with the North Circular Road both key transport routes in Dublin City and
is served by many Dublin Bus Routes with the benefit of a quality bus corridors
(QBC) in both a north south and east west direction. There is a strong presence
of community infrastructure in the locality, with community centres and large
parks within walking and cycling distance.
As referenced in Section 3.1.2 above the Development Plan identifies an
increased density of development as one of the requirements which KDC’s can
deliver upon.
Objective SC14 aims: To promote a variety of housing and apartment types which
will create a distinctive sense of place in particular areas and neighbourhoods,
including coherent streets and open spaces.
The proposed blocks, as per the current permitted blocks, vary in shape, length
and with set back heights creating a sense of place, visual interest and variety.
The elevations vary between floors creating further variation in the units. Feature
pop out windows provide individuality to the units and protection of privacy. Coliving is a relatively new tenure to Dublin City as a result the proposed
development will provide individuals with a greater choice of accommodation.
Objective SC15 aims: To recognise and promote green infrastructure and
landscape as an integral part of the form and structure of the city, including
streets and public places.
To boost biodiversity green roofs are retained in the altered blocks and
Sustainable Urban Drainage Systems will be used throughout the scheme.

3.1.4

Residential Development – Quality Housing

The Development Plan identifies that the provision of quality residential units
which provide for the needs of the city’s population and which contribute to the
making of good, connected neighbourhoods is a key priority.
Section 5.7 outlines that the approach of the Plan is to ‘build on the policies of
the last development plan and implement the core strategy by: providing for a
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variety of housing typologies and tenures which are adaptable, flexible, and meet
family needs and the changing needs of people throughout their lives’
Additionally Section 5.5.2 notes that ‘Varied housing typologies will be sought
within neighbourhoods in order to encourage a diverse choice of housing options
in terms of tenure, unit size, and building design in residential communities’.
In this regard it is the policy of DCC:
QH6 To encourage and foster the creation of attractive mixed-use sustainable
neighbourhoods which contain a variety of housing types and tenures with
supporting community facilities, public realm and residential amenities, and
which are socially mixed in order to achieve a socially inclusive city.
QH7: To promote residential development at sustainable urban densities
throughout the city in accordance with the core strategy, having regard to the
need for high standards of urban design and architecture and to successfully
integrate with the character of the surrounding area.
QH8: To promote the sustainable development of vacant or under-utilised infill
sites and to favourably consider higher density proposals which respect the design
of the surrounding development and the character of the area.
Section 12 of the Development identifies that ‘One of the challenges facing the
city is to successfully accommodate people at different stages in their life-cycle,
having regard to emerging demographic trends. For example, household size is
decreasing and the number of older people is increasing. This indicates that there
will be an increasing need for different types of residential accommodation, as an
integrated part of a neighbourhood, rather than in spatially segregated areas.’
The Development further notes that, in Dublin City, it is envisaged that the
majority of new housing in the city area will be apartments or another typology
that facilitates living at sustainable urban densities [our emphasis].
As such it is considered that the proposed alteration from student Shared
Accommodation fits within the policies and objectives of the Development Plan
with regard to providing differing typologies that facilities sustainable
development.
The proposed scheme provides for high quality residential accommodation close
to significant employment areas and a key public transport corridor. The site
provides well designed external spaces for residents including public and private
open spaces and amenities.
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3.1.5 Movement and Transport
Chapter 8 of the Development Plan relates to Movement and Transport within
the City. It sets out the development strategy to ensure the optimum use of
existing and proposed transport infrastructure.
Objective MT2 states: Whilst having regard to the necessity for private car usage
and the economic benefit to the city centre retail core as well as the city and
national economy, to continue to promote modal shift from private car use
towards increased use of more sustainable forms of transport such as cycling,
walking and public transport, and to co-operate with the NTA, Transport
Infrastructure Ireland (TII) and other transport agencies in progressing an
integrated set of transport objectives. Initiatives contained in the government’s
‘Smarter Travel’ document and in the NTA’s draft transport strategy are key
elements of this approach.
Objective MT13 aims: To promote best practice mobility management and travel
planning to balance car use to capacity and provide for necessary mobility via
sustainable transport modes.
Objective MT17 aims: To provide for sustainable levels of car parking and car
storage in residential schemes in accordance with development plan car parking
standards (section 16.38) so as to promote city centre living and reduce the
requirement for car parking.
Objective MTO23 aims: To require Travel Plans and Transport Assessments for all
relevant new developments and/or extensions or alterations to existing
developments, as outlined in Appendix 4.
Demonstration of compliance with these objectives is set out in the NRB Traffic
& Transport Assessment and Mobility Management Plan.
Objective MTO45 aims: To implement best practice in road design as contained
in statutory guidance and in the DMURS (the use of which is mandatory) with a
focus on place-making and permeability (for example, by avoiding long walls
alongside roads) in order to create street layouts that are suited to all users,
including pedestrians and cyclists.
Roads are designed in accordance with DMURS. Please refer to separate DMURS
Statement of Consistency prepared by NRB
3.1.6 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).
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The Development Plan also states that where a site has a pre-existing height a
building of the same number of storeys may be permitted, subject to assessment
against the standards set out elsewhere in the development plan and the
submission of an urban design statement.
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 a 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. 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
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 building, 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 Building Height Guidelines, allows Dublin City Council and ABP greater
flexibility in considering this site specific response.
Please see Planning Report prepared by BSM and Design Report prepared by
Donnelly Turpin Architects for detail rationale in relation to proposed height.

3.1.7 Part V – Social Housing
The City Development Plan identifies as a policy:
To secure the implementation of the Dublin City Council Housing Strategy
in accordance with the provision of national legislation. In this regard,
10% of the land zoned for residential uses, or for a mixture of residential
and other uses, shall be reserved for the provision of social and/ or
affordable housing in order to promote tenure diversity and a socially
inclusive city.
The proposed alterations to the permitted scheme does not include for Part V
units as this provision does not apply to Co-Living/Shared accommodation
schemes.

34

PHIBSBOROUGH SHOPPING CENTRE ALTERATIONS
Statement of Consistency

3.2

Previous Local Area Plans for Phibsborough/Mountjoy

The Phibsborough area was previously subject to the Phibsborough/Mountjoy
Local Area Plan (LAP) 2008 which expired on 6th October 2014. Dublin City Council
in November 2013 proposed revoking the LAP and preparing a non-statutory
Environmental Improvements Plan. Following pressure from Elected
Representatives and Residents they agreed to prepare a new Local Area Plan,
which commenced with the publishing of an Issues Paper in July and August 2014.
The approach of the previous Local Area Plan, with regards to Phibsborough
Shopping Centre, centred on a combined vision for the Shopping Centre and
Dalymount Park and was dependent on the relocation of Bohemians Football
Club from Dalymount Park (a then current strategy), although the LAP also
facilitated independent redevelopment.
The LAP envisaged a mixed-use development focused around a new civic plaza
and a major convenience anchor with ancillary retail. Residential use (up to 50%)
was to be promoted at upper levels, together with a significant quantum of
employment generating uses. In addition a modern flagship multi-purpose sports
and recreation centre was to be provided at the western end of the civic plaza
i.e. on the Dalymount Park.
The Dublin City Development Plan 2016-2022 contains an objective to prepare a
new Local Area Plan for Phibsborough during the life of the Plan.

Fig 3.3 Extract from Phibsborough/Mountjoy LAP 2008
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The 2008 LAP facilitated 3-6 storeys of commercial/mixed use development on
the Shopping Centre site with a landmark tower up to 50m on the northern end
of the Shopping Centre.

Fig. 3.2 Extract from Draft Phibsborough LAP 2015 (not adopted)

The draft of the subsequent Phibsborough LAP, published in 2015, supported ‘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 in the City Development Plan’ and acknowledged that
Dalymount Park would remain and the Shopping Centre be redeveloped
independently. The draft LAP retained the desire to provide for a new civic space,
enhanced linkages through the site, increased retail and office floorspace and an
increased density of development.
The permitted and proposed alterations are in line with the intent of the adopted
LAP.

3.3

Phibsborough Local Environmental Improvement Plan (LEIP)

A Local Environmental Improvements Plan (LEIP) has been prepared for
Phibsborough, covering a 5-year period, 2017-2022. It is a working document
with a focus on identifying a range of actions and/or programmes to improve the
local environment. Key objectives and actions are set out under four headings,
(i) public realm and open space; (ii) sports & recreation; (iii) arts, culture &
tourism; and (iv) movement and transport.
The LEIP acknowledges the primary aim of the plan is to seek an upgrade to the
public realm in Phibsborough. In this regard the LEIP references the City
Development Plan 2016-2022 objective for the provision of a new civic space as
part of any redevelopment of the Phibsborough Shopping centre and general
improvements for the upgrading and greening of the public realm.
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4

CONCLUSION

The statement set out herein demonstrates the consistency of the proposed
development with the relevant national, regional and local planning policy
context.
At a national and regional level, this statement and accompanying submission
documentation has demonstrated the consistency of the proposed development
with National and Local Planning Guidelines and Policy as outlined in this report.
Consistency with the policies and provisions of the Dublin City Council
Development Plan 2016-2022, which is the key planning policy document at a
local level, is also demonstrated within this report.
It is respectfully submitted that the both the permitted development and the
now proposed alterations to it provide for an appropriate form of high quality
residential development in the context of a mixed use scheme for this site. This
Statement of Consistency, accompanying the application, demonstrates that the
proposed development is consistent with the national, regional and local
planning policy framework, and that the proposal will provide for an 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 is 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
alterations as presented should be permitted by An Bord Pleanala.
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