
EMMET ROAD 
FREQUENTLY ASKED QUESTIONS      

      Where is the Emmet Road Site?

      Is the site zoned for housing?

      Will this development consist of entirely of social homes?

      Will the cost rental and the social homes look the same?

      What is the Cost Rental Accommodation?

      Who is Cost Rental targeted at?

      How will the Cost Rental & Social units be allocated – who is eligible?

      How much rent will be charged?

      Will the development provide units for sale?

      Who will manage the development?

      Why develop the site now?

      Who is going to develop the site?

      How are Dublin City consulting?

      Inchicore Regeneration Consultative Forum (IRCF)?

      Who is on the forum?

      Is there an outline plan I can see for the Emmet Road Site?

      How will planning permission be applied for?

      What if I don’t like something in the design proposal for the site, can I object?

      Will the development be phased?

      Will there be a new park in the area?

      What about a playground?

      How much public open space will be provided?

      What is the exact number of units (site capacity)?

      Has there been a traffic analysis of the impact on the area due to the new development?

      What about connections with the new development and existing roads?

      Will there be commercial / retail on the site?

      What is the size of the supermarket?

      Will there be Community facilities on the site?

      New Library – what will happen to the existing library?

      Will there be a crèche on the site?

      Will there be a new Garda station built on the site?

      Will there be a playing pitch?

     Density & Height?

      How inclusive will development be for people with disability and/or mobility impairments?

      How can I get involved?

      Anything else I need to know?



 

Where is the Emmet Road Site?
The site is located c.4km west of the city centre in Inchicore. The property which extends to c.4.9
hectares is bounded to the north by Emmet Road, to the south by the Grand Canal and Goldenbridge 
Cemetery, to the east by the rear of residential dwellings on Connolly Avenue and Bulfin Court and to 
the west by St. Vincent’s Street West.

Is the site zoned for housing?
Yes, the site is currently zoned ‘Z14’ which means that it has the potential to deliver a mixed use 
commercial/residential development close to the city centre.

Will this development consist of entirely of social homes?
No, it is not considered sustainable or sensible to build very large single tenure social housing estates. 
The City Council is seeking to provide homes under a more sustainable mixed-use model, which ensures 
a social mix (also known as ‘tenure mix’), the scheme comprises of the following mix:
• 70% of the homes will be let through a cost rental model.
• 30% of the homes will be social – allocated to families from the council’s housing list.

Will the cost rental and the social homes look the same?
Yes. The homes will be planned and built in such a way that there will be no way to identify the social 
homes from the cost rental (this is sometimes referred to as “tenure blind” or “tenure neutral” housing). 
Both types (cost rental and social) will be mixed throughout the site. The social will be built to the same 
quality, standard and finish as the cost rental units in the development.

What is the Cost Rental Accommodation?
Cost Rental is a new form of renting that looks to create a new model of secure and quality housing
that remains sustainably affordable over time. Cost rental accommodation is defined as the provision
of homes where rent charged is directly related to the cost construction, maintenance and servicing
the loan for the development. The rents increases are linked with general consumer inflation and not
driven by the market.

Who is Cost Rental targeted at?
It is targeted at moderate-income households experiencing financial difficulty accessing housing, or
meeting the on-going cost of accommodation. It compliments social housing provision.

How will the Cost Rental & Social units be allocated – who is eligible?

Cost-rental housing is accommodation provided at below market rates to qualifying residents.
Following the enacting of the government’s policy in this area, Dublin City Council will work with the 
Department of Housing to establish the application and qualifying processes for  our cost-rental homes.

Social Units – homes will be allocated to individuals and families on the housing waiting list and 
administered through Dublin City Council Housing Allocations Dublin City Council’s differential rents 
scheme will determine the rent charges applied on the Social Housing units.
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How much rent will be charged?
The rent values for the cost rental homes will be determined by government policy in relation to
affordable housing generally and will also reflect the proposed development's location in Dublin City.
The principle of cost rental housing is that the rents charged are sufficient to cover the cost of delivery 
of the homes and the ongoing management costs of the homes. Dublin City Council's differential rents 
scheme will determine the rent charges applied on the Social Housing units.

Will the development provide units for sale?
No, Dublin City Council are developing the site for social and cost rental units. This schemes will help
to address the housing affordability crisis in Ireland. All the units will remain in the ownership of
Dublin City Council.

Who will manage the development?
The management strategy for the development has not been decided at this stage. It is highly
unlikely that Dublin City Council will take on this role. Instead the services of a contracted-in agent
such as a specialist estate management agency or an Approved Housing Body will be considered.

Why develop the site now?
There have been several attempts to build on this site in Inchicore down through the years with the
recent financial and housing collapse delaying any building for the last 10 years. The City Council is
promoting the idea that homes should be built on any zoned land it owns, that’s why we are planning 
to develop the site over the next five years.

Who is going to develop the site?
Dublin City Council is going to develop the site. It has procured an Architect led integrated design
team, Bucholz McEvoy, that will identify the best proposal for the site in terms of design, quality and
phasing. At the best price, taking into account Value for Money Guidelines and the Public Spending 
Code and overseen by the National Treasury Management Agency (NTMA).

How are Dublin City consulting?
Since the appointment of the design team in May 2020 there has been a considerable amount of
community consultation. Due to the restrictions of Covid19 stakeholder engagement is mostly
facilitated through online content using social media, project website (https://www.emmetroad.ie ),
online surveys and community workshops via zoom.

Access to online content is not feasible for every person and for this reason alternate forms of
communication are required. There are a number of ways this is being carried out: posters in the
community, leaflet drops, distribution of hard copy surveys, youth Instagram event, outdoor exhibition 
at Richmond Barracks and utilising the window display at the project office at 6 Tyrconnell
Road, Inchicore.

This is a four stage consultation process up until a planning application is lodged to An Bord Pleanala.

At each of these four phases the community feedback is captured in a report. These reports are
being considered by the design team when developing the final design proposal. The reports along
with any other information related to community consultation will be available to view on the project
website https://emmetroad.ie
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Inchicore Regeneration Consultative Forum (IRCF)?
Dublin City Council has facilitated a Community Consultative Forum for the project in order to
provide a platform for the mutual exchange of information between stakeholders associated with the
Emmet Road site.

Who is on the forum?
The Consultative Forum consists of members from the following stakeholder groups. The consultative 
forum consists of a variety of stakeholder representatives to include local businesses, community groups, 
resident associations  and local councillors
 
Is there an outline plan I can see for the Emmet Road Site?
Yes. In April 2019 Dublin City Council commissioned DMOD Consultants to prepare a Development
Framework Plan for the optimum model of redevelopment for the site. The Development Framework
Plan formed the basis for the brief for the tender process and the appointment of the design team.

The design team are using this document to design up the scheme and prepare a planning application. 
A final proposal will be submitted for planning permission to An Bord Pleanala. You can
view the design team’s progress at the outdoor exhibition installation opposite Richmond Barracks on 
the Emmet Road site.

The detailed plans will be available in due course for viewing on the website www.emmetroad.ie. The
Consultation Process will have four stages. Phase 1 - Initial Communication, Phase 2 – Concept
Design, Phase 3 - Detailed Proposal Engagement and Phase D - Planning.
The design progress to date is available to view on the project website www.emmetroad.ie

How will planning permission be applied for?
A planning application will be made directly to An Bord Pleanála. This is due mainly to the size,
location and importance of the development.

What if I don’t like something in the design proposal for the site, can I object?
Yes, Dublin City Council will be required to apply for planning permission for the Emmet Road
Development and there will be an opportunity to lodge observations/objections to the planning
application with An Bord Pleanala.

Will the development be phased?
Yes. Depending on the design plans, the planning permission and the conditions imposed by An Bord
Pleanala it is most likely that the development will be phased over a number of years, with each phase 
being occupied on completion. It is Dublin City Council’s plan to ensure that the retail and community 
facilities are completed in phase one of the development.

Will there be a new park in the area?
Yes, The park is proposed to be a multifunctional space with landscaping, grassed areas, children’s play 
areas and hard landscape civic areas. Through workshops, the local community will have an opportunity 
to identify how best this space can serve the local area.

What about a playground?
Yes. Normally a playground would be installed as part of any new park. Child safety concerns will dictate 
exactly where it is located – this will be a matter for consultation with the local community.
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How much public open space will be provided?
The development must provide for accessible open space and landscaping which enhances the ecological 
value of a site and increases biodiversity. Planting should be chosen to foster biodiversity and should 
reflect the objectives of the Dublin City Council Tree Strategy 2016-2022. The provisions of the Dublin 
City Council Development Plan 2016-2022 require that 10% of the site is reserved as Public Open Space.

What is the exact number of units (site capacity)?
It is envisaged circa 500 new homes will be provided over a number of buildings. The total of new
homes to be provided will be determined by the planning and regulatory requirements for a develop-
ment of this nature.

Has there been a traffic analysis of the impact on the area due to the new development?
The development of the Emmet Road site will be underpinned by a robust integrated mobility strategy 
and transport assessment. An Environmental Impact Assessment Report (EIAR) will also be required 
to be prepared for the site.

What about connections with the new development and existing roads?
The City Development Plan 2016 – 2022 describes as one of the “Overall Objectives” of the site as
follows: “Strong permeability will be sought through the site, including pedestrian and cyclist 
connections, to achieve strong north-to-south connections between Emmet Road and the LUAS/Grand 
Canal corridor and east-to-west connections between St Vincent Street West and Bulfin Road; active 
streetscapes along these routes will be promoted.” (SDRA 9, St. Michael’s Estate). An Bord Pleanála, 
when considering any application, may place conditions on the developer (DCC), if they feel that the 
“Overall Objectives” of the City Development Plan are not being adequately addressed by the developer.

Will there be commercial / retail on the site?
The zoning Z14 allows for a mixed use development, of which residential will be the predominant land 
use. The commercial/retail element of this development will be located to the front of the site along 
Emmet Road. This will include a large supermarket.

What is the size of the supermarket?
The proposed supermarket will be 1,900 sqm.

Will there be Community facilities on the site?
Yes. The development will include a Community Hub / Library and public plaza that will be developed 
along Emmet Road. Through workshops, the local community will have an opportunity to identify how 
best this space can serve the local area.

New Library – what will happen to the existing library?
The Dublin City Council building first opened in 1937 but is deemed to be outdated and in major
need of an upgrade, with 20 steps leading to its entrance. Currently there are plans to transform
Inchicore Library with the installation of a disability access ramp. The primary aim of the project is to 
restore the building and maximise access to the facility, whilst expanding on the existing service.
However, it is understood that should another library be included within the Emmet Road Development, 
that the Emmet Road building could be utilised for a different use.
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Will there be a crèche on the site?
It is a requirement of the planning guidelines that all developments over 100 units must include a crèche. 
The residential units to be constructed as part of this Project will give rise to a demand for crèche spaces. 
The provision of crèche facilities to meet this demand will be incorporated in the proposed development.

Will there be a new Garda station built on the site?
No, there will be no new Garda station built on the site. The provision of a new Garda station is entirely 
a matter for the Department of Justice and/or the OPW. Dublin City Council will always play a 
facilitative role where possible.

Will there be a playing pitch?
No, due to design constraints the provision of a playing pitch is not feasible on the site. Dublin City
Council are working to identify an alternate suitable location in proximity to the site to provide a pitch

Density & Height?
Planning law is a factor of planning policy at any particular point in time. The planning risk in the
development rests with the applicant. The grant of planning permission by An Bord Pleanala may 
increase or decrease the height or density of the development. The Development Framework Plan 
indicated that the site had a development potential for approximately 500 units. The current design 
proposal has similar unit numbers. Notwithstanding, it needs to be re-stated that the final decision will 
be made by An Bord Pleanala.

The following documents, along with the planner’s expertise, are taken into account when
considering the viability of a housing proposal:

• Section 37 (b)(2) of the Planning and Development Act 2000
• The Dublin City Development Plan 2016 – 2022 in the context of the wider Strategic
• Development and Regeneration area (SDRA) number 9.
• Rebuilding Ireland Action Plan for Housing and Homelessness 2016.
• Urban Development and Building Heights Guidelines for Planning Authorities 2018
• Sustainable Urban Housing Standards for New Apartments 2018
• Section 48 (2)© of the Planning and Development Act 2000 
• The site context (size, location, surrounding uses, transport links, housing demand,
   existing , infrastructure, etc) will also weigh heavily on viability.

Other relevant issues, such as possible site encumbrances (access, permeability, topography, aspect,
planning constraints contained in the City Development Plan, zoning, etc also contribute to the decision 
making process.

How inclusive will development be for people with disability and/or mobility impairments?
A mobility strategy will form part of the application process that would address the issues of mobility, 
permeability etc.
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How can I get involved?
There is a four phase consultation process up until a planning application is lodged to An Bord Pleana-
la. The engagement phases, started with the feasibility stage for research and information gathering, 
where we gathered feedback through community surveys. The next stage is the presentation of outline 
designs and the opportunity for the community to learn more and have their say. This has been done 
through online workshops, youth workshops, community surveys and the outdoor exhibition outside 
Richmond Barracks.

We welcome all feedback through our project website www.emmetroad.ie , but we also welcome
feedback through email or post to the details below.

The next phase is to provide updated design proposals for the proposed development prior to the
completion of the planning application in order to engage and inform the public and stakeholders.
This will be facilitated through surveys, webinars and virtual meetings. At each of these first three 
phases the community feedback is captured in a report. These reports are being considered by the 
design team when developing the final design proposal. The reports along with any other information 
related to community consultation will be available to view on the project website https://emmetroad.ie

The final phase is to keep stakeholders updated of progress with the planning application. Following
lodgement of an application, submissions or observations can be made by interested parties to the
decision making authority. Application details will be publicly notified, available online and for viewing 
at specified locations to support accessibility for all.

We will regularly update stakeholders, using a variety of communications including, public notices,
media, the project website, and project office window display.

Following this, we will complete our designs and make an application for planning permission.
While COVID-19 7has severely challenged the possibility of holding physical consultation events, we 
aim to hold webinars and online workshops.

Anything else I need to know?
Dublin City Council will keep the local community informed on progress with this development
through the following mechanisms:

• The Inchicore Regeneration Consultative Forum (IRCF)
• Public workshops (online during Covid Restrictions)
• Outdoor exhibition outside Richmond Barracks on the Emmet Road site
• The http://www.emmetroad.ie website
• Window display at the project office – 6 Tyrconnell Road
• Dublin City Council twitter @DubCityCouncil
• Posters & banners
• Advertisments in local newspapers
• Locally distributed leaflets

If you have any questions that you would like to see answered in our next leaflet please contact us
on:
  Project web site https://www.emmetroad.ie
  Email address emmetroad@dublincity.ie.
  Phone 01 222 5200
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