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1.0 Introduction 

Downey Planning, Chartered Town Planners, 1 Westland Square, Pearse Street, Dublin 2, have 

prepared this planning report, on behalf of the applicant, Randelswood Holdings Ltd. This report 

accompanies a planning application to An Bord Pleanála for proposed alterations to the approved 

Strategic Housing Development (permitted under Ref. ABP-307092-20 & ABP-309899-21) in respect 

of lands at Palmerstown Retail Park, Kennelsfort Road Lower, Palmerstown, Dublin 20. This application 

to amend the terms of a Strategic Housing Development planning permission falls under Section 146B 

of the Planning and Development Act, 2000 (as amended). 

The permitted SHD scheme can be briefly described as a residential development of 250 no. ‘Build to 

Rent’ apartments in 5 no. apartment blocks (ranging from 3-8 storeys over basement in height), with 

a café and ancillary residential amenity facilities, and all associated engineering and site works.  

This permitted development is now subject to this proposed alterations application. The proposed 

alterations to the approved scheme include a proposed increase to the total number of residential 

units previously permitted under Ref. ABP-307092-20 and ABP-309899-21 i.e. an additional 24 units 

now proposed resulting in an overall total of 274 units. 

This planning report sets out the planning rationale and justification for the proposed alterations to 

the approved SHD scheme and demonstrates how it accords with the proper planning and sustainable 

development of the area. This report should be read in conjunction with the plans, drawings and 

documentation submitted as part of the overall planning pack. The following consultants have 

assessed the proposed alterations in the context of the approved SHD scheme (ABP-307092-20 & ABP-

309899-21): 

• Downey Planning & Architecture – Project Architects 

• Jane McCorkell Landscape Architects – Landscape Architects 

• Faith Wilson Ecological Consultant – Ecologist 

• Lohan & Donnelly Consulting Engineers – Project Engineers 

• AECOM Consulting Engineers – Traffic & Transportation Engineers 

• Digital Dimensions – Sunlight Daylight Shadow Analysis Consultants 

• Digital Dimensions – Photomontages and CGI Consultants 

• Downey Planning – Planning Consultants 
 

2.0 Site Location and Description  

The application site, which extends to approximately 1.2708 hectares, is located in Palmerstown which 

is within the functional area of South Dublin County Council. The subject lands are located at the 

junction of Kennelsfort Road Lower and the Chapelizod Bypass (N4), with extensive frontage onto this 

road. The lands are accessed via an existing vehicular entrance from Kennelsfort Road Lower. Part of 

the site is known locally as the former Vincent Byrne site and is referenced as such within the South 

Dublin County Council Development Plan 2016-2022.  

The subject site enjoys excellent connectivity given its proximity to the adjoining Chapelizod Bypass, 

which provides access directly to the M50 and M4 motorways as well as to Dublin City Centre. The 

Chapelizod Bypass also comprises a Quality Bus Corridor (QBC) which ensures that the lands are easily 

accessible by public transport. The subject site is less than 100m from this QBC bus stop, i.e. Stop No. 
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2241 on R148 (old N4) Chapelizod Bypass. This QBC also forms part of a proposed BusConnects route 

which will reduce travel times to the city centre and other destinations. 

The application site currently comprises of a number of units in multiple occupation including car 

showrooms/car dealerships, furniture stores, barbers, etc. Planning permission was granted on this 

site last year for a Strategic Housing Development, under Ref. ABP-307092-20, for demolition works 

and the construction of 250 no. apartments, with a café and ancillary residential communal facilities, 

in 5 no. blocks ranging from 3 to 8 storeys in height, over basement car park.  

 
Fig. 1 – Site Context Map 
 

Palmerstown is a large, western suburb of Dublin City located within the M50 ring, with vast areas of 

traditional housing. However, the immediate built environment surrounding the application site is 

characterised by a variety of land uses noting the site’s location within Palmerstown village; such uses 

include commercial, retail including a large supermarket (Aldi), industrial, medical, ecclesiastical, 

educational, leisure, etc. Liffey Valley Shopping Centre and The Retail Park Liffey Valley are located a 

short distance from the site and are recognised as one of the leading shopping destinations within 

Dublin. The surrounding area is also rich with high-quality amenity spaces including the expansive 

Waterstown Park and Liffey Valley.  

Palmerstown village will benefit from the injection of population from the approved Strategic Housing 

development, now subject to proposed alterations, whilst the future residents, will also benefit from 

the café and the range of amenities proposed including the gym, games room, meeting rooms, 

resident lounges, roof garden, etc.   
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In light of the above, it is evident that the subject site is well served by a wide range of existing social 

and community facilities and is well located in terms of proximity to large retail centres and existing 

high-quality public transport. The injection of population as a result of the development will help 

sustain the long-term viability of this social infrastructure. The development of this underutilised, 

brownfield site represents an important opportunity to deliver much needed housing in South Dublin 

County and to meet the ever-increasing demand for housing in the Greater Dublin Area.  

 
Fig. 2 – Site Location Map (approximate boundaries of application site outlined in red)  

 

3.0 Description of Previously Permitted Development  

By Order dated 1st September 2020, An Bord Pleanála granted planning permission for a Strategic 

Housing Development on the subject site in Palmerstown, subject to 23 no. conditions. This planning 

permission was granted under Ref. ABP-307092-20. A copy of this planning permission is contained 

within Appendix A of this report for ease of reference. 

This approved Strategic Housing Development provides for the following: 

Demolition of all existing structures on site and the construction of a residential development of 250 

no. ‘build to rent’ apartments (134 no. 1 beds, 116 no. 2 beds) in 5 no. blocks; with a café and ancillary 

residential amenity facilities, to be provided as follows: 

• Block A containing a total of 27 no. apartments comprising of 13 no. 1 beds and 14 no. 2 beds, 

in a building ranging from 3-6 storeys over basement in height, with 1 no. communal roof 

garden (at third floor level), and most apartments provided with private balconies/terraces. 

Block A also provides a café, a reception/concierge with manager’s office and bookable space 
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at ground floor level; meeting rooms and workspace/lounge at first floor level; a gym at second 

floor level; and a cinema and a games room at basement level; 

• Block B containing a total of 46 no. apartments comprising of 18 no. 1 beds and 28 no. 2 beds, 

in a building 6 storeys over basement in height, and all apartments provided with private 

balconies/terraces; 

• Block C containing a total of 47 no. apartments comprising of 30 no. 1 beds and 17 no. 2 beds, 

in a building 6 storeys over basement in height, and all apartments provided with private 

balconies/terraces; 

• Block D containing a total of 67 no. apartments comprising of 33 no. 1 beds and 34 no. 2 beds, 

in a building 7 storeys over basement in height, and most apartments provided with private 

balconies/terraces; 

• Block E containing a total of 63 no. apartments comprising of 40 no. 1 beds and 23 no. 2 beds, 

in a building 8 storeys over basement in height, and all apartments provided with private 

balconies/terraces. 

The development also includes the construction of a basement providing 120 no. car parking spaces, 

10 no. motorcycle spaces, 250 no. bicycle spaces, and a plant room and bin stores. The proposal also 

incorporates 5 no. car parking spaces and 26 no. bicycle spaces at surface level; upgrades and 

modifications to vehicular and pedestrian/cyclist access on Kennelsfort Road Lower; utilisation of 

existing vehicular and pedestrian/cyclist access via Palmerstown Business Park (onto Old Lucan Road); 

1 no. ESB sub-station; landscaping including play equipment and upgrades to public realm; public 

lighting; boundary treatments; and all associated engineering and site works necessary to facilitate 

the development. 

In recent months, proposed alterations to this approved scheme were submitted under Ref. ABP-

309899-21, which the Board deemed would not be material and therefore made the said alterations 

to the permitted development on 20th May 2021. The alterations made to the permitted development 

on 20th May 2021 under Ref. ABP-309899-21 were as follows: 

• Proposed external and internal alterations to previously permitted Blocks A & B only including 

elevational changes; increase in height to accommodate construction method requirements 

including lift shaft overrun, AOV and parapet; minor increase in footprint of Blocks A & B to 

accommodate construction method requirements; alterations to and increase of residential 

amenity spaces within Block A and at basement level including removal of basement plant 

room; alterations to previously permitted apartment layouts and communal spaces within 

Block A; alterations to previously permitted apartment layouts and communal spaces within 

Block B and alterations to the previously permitted apartment unit mix within this block only 

from 18 no. 1 beds and 28 no. 2 beds (46 units) to now provide 12 no. 1 beds and 34 no. 2 beds 

(46 units) 

• Proposed alterations to previously permitted landscaping proposals including relocation of 

vents and of 1 no. bike shelter; and, 

• Proposed alterations to previously permitted basement plan. 
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4.0 Description & Rationale for Proposed Alterations 

Randelswood Holdings Ltd. are now applying to An Bord Pleanála for proposed alterations to the 

approved Strategic Housing Development (permitted under Ref. ABP-307092-20 & ABP-309899-21). 

The proposed alterations are the result of extensive collaboration between the design team in the 

post-planning stage of the project, in terms of the evaluation and progression of detailed design for 

construction purposes. The proposed alterations pertain to Blocks C, D and E including external and 

internal modifications and proposed increase in height with also an additional proposed setback floor 

on each of the three buildings, resulting in an overall increase of 24 proposed additional units, with 

associated alterations to the previously permitted basement, ESB sub-station and landscaping 

proposals. No alterations are proposed to the previously permitted Blocks A & B (as permitted under 

Ref. ABP-307092-20 and recent alterations made under Ref. ABP-309899-21).  

The proposed alterations which are now subject to this current Section 146B application can be briefly 

described as follows: 

• Proposed external and internal alterations to previously permitted Blocks C, D & E only 

including elevational changes; reduction in site levels; increase in height to accommodate 

construction method requirements including lift shaft overrun, AOV and parapet; minor 

increase in footprint/floor plans of Blocks C, D & E to accommodate construction method 

requirements and revised apartment mix/layouts;  

• Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block C, a proposed additional setback floor (i.e. proposed 7 storey building) comprising 7 no. 

additional units (6 no. 1 beds and 1 no. 2 bed), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units 

in total i.e. from 30 no. 1 beds and 17 no. 2 beds (47 no. units) to now provide 37 no. 1 beds 

and 18 no. 2 beds (55 no. units);  

• Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block D, a proposed additional setback floor (i.e. proposed 8 storey building) comprising 5 no. 

additional units (2 no. 1 beds and 3 no. 2 beds), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units 

in total i.e. from 33 no. 1 beds and 34 no. 2 beds (67 no. units) to now provide 38 no. 1 beds 

and 37 no. 2 beds (75 no. units); 

• Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block E, a proposed additional setback floor (i.e. proposed 9 storey building) comprising 7 no. 

additional units (6 no. 1 beds and 1 no. 2 bed), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units 

in total i.e. from 40 no. 1 beds and 23 no. 2 beds (63 no. units) to now provide 47 no. 1 beds 

and 24 no. 2 beds (71 no. units). This results in an overall total increase of 24 no. units from 

the previously permitted 250 no. units (134 no. 1 beds and 116 no. 2 beds) to now provide 274 

no. units (147 no. 1 beds and 127 no. 2 beds); 

• Proposed alterations to previously permitted ESB sub-station; 

• Proposed alterations to previously permitted landscaping proposals to accommodate minor 

increase in footprint of Blocks C, D & E; 
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• Proposed alterations to previously permitted basement plan layout and configuration 

including minor increase in size and provision of an additional 24 bicycle parking spaces and 

26 car parking spaces 

For further information, please refer to the enclosed plans and particulars prepared by Downey 

Planning & Architecture, including the updated Housing Quality Assessment (HQA), and the updated 

Architectural-Urban Design Statement which assesses the proposed alterations in greater detail. 

 
Fig. 3 – Permitted Site Layout Plan (ABP-309899-21) 

 

Fig. 4 – Proposed Site Layout Plan (with ground floor plan shown) 
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Proposed Alterations to Previously Permitted Blocks C, D & E & Site Levels 

This application proposes alterations to the previously permitted Block C, Block D and Block E. No 

alterations are proposed to the previously permitted Blocks A and B (as permitted under Ref. ABP-

307092-20 and recent alterations made under Ref. ABP-309899-21). 

The appointed engineers for construction, Lohan & Donnelly Consulting Engineers, are proposing 

some minor site level changes across the site as a result of proposed revised finish floor levels for 

construction which brings about a minor revision to the proposed invert levels of the sewers, 

manholes and chambers serving the permitted scheme. These minor revisions are displayed in the 

attached civil works drawings 21133-LDEZZ-00-DR-SC-5C12-REV 2 and 21133-LDE-ZZ-00-DR-SC-5C13-

REV 2. All sewer designs remain valid for the proposed changes in level and all works can still be carried 

out in compliance with their respective standards. For further information in this regard, please refer 

to the enclosed drawings and documents prepared by Lohan & Donnelly Consulting Engineers.  

The proposed alterations also include internal alterations to the previously permitted apartment 

layouts of these three apartment blocks (Blocks C, D and E) to accommodate construction and 

operational requirements. This has resulted in the reconfiguration of the apartments and associated 

communal spaces. These modifications, together with a proposed additional setback floor to these 

three buildings, provide for a proposed increase of 24 units. The breakdown is as follows: 

Block C:  Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block C, a proposed additional setback floor (i.e. proposed 7 storey building) comprising 7 no. 

additional units (6 no. 1 beds and 1 no. 2 bed), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units in total 

i.e. from 30 no. 1 beds and 17 no. 2 beds (47 no. units) to now provide 37 no. 1 beds and 18 no. 2 beds 

(55 no. units). 

Block D: Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block D, a proposed additional setback floor (i.e. proposed 8 storey building) comprising 5 no. 

additional units (2 no. 1 beds and 3 no. 2 beds), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units in total 

i.e. from 33 no. 1 beds and 34 no. 2 beds (67 no. units) to now provide 38 no. 1 beds and 37 no. 2 beds 

(75 no. units). 

Block E: Proposed alterations to previously permitted apartment layouts and communal spaces within 

Block E, a proposed additional setback floor (i.e. proposed 9 storey building) comprising 7 no. 

additional units (6 no. 1 beds and 1 no. 2 bed), with alterations also proposed to the previously 

permitted apartment unit mix within this block, resulting in an overall increase of 8 no. units in total 

i.e. from 40 no. 1 beds and 23 no. 2 beds (63 no. units) to now provide 47 no. 1 beds and 24 no. 2 beds 

(71 no. units).  

The proposed alterations, as detailed above, result in an overall total increase of 24 no. units from the 

previously permitted 250 no. units to now provide 274 no. units (147 no. 1 beds and 127 no. 2 beds). 

All apartment units have been designed in accordance with the pertaining Development Plan 

standards and ‘Sustainable Urban Housing: Design Standards for New Apartments’ Guidelines. Most 

apartment units within the development have been provided with adequately sized balconies or 
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patios/terraces which have been designed in accordance with quantitative and qualitative standards 

and which have been provided with appropriate treatments to ensure privacy and security. There was 

a total of 9 no. apartments out of the 250 no. units permitted scheme that did not include a private 

amenity space (6 of which are located in Block D). There is no change to this permitted quantum as 

part of the proposed alterations to the previously permitted apartment layouts. However, the 

proposed additional setback floor on Block D includes 1 additional no. unit without private amenity 

space. For further information, please refer to the enclosed Architectural-Urban Design Statement 

and the Housing Quality Assessment (HQA) prepared by Downey Planning & Architecture. 

It is considered that the overall quality of the facilities provided throughout the development is 

appropriate and of a high-quality and therefore provides an enhanced standard of amenity for the 

future residents of the scheme. In addition, the recent alterations application made under Ref. ABP-

309899-21 provide increased residential amenity facilities for the overall scheme.  

Overall, the approved SHD scheme with the design alterations now proposed, will form a distinctive 

new residential neighbourhood which is of a density and character that assimilates well to its location 

within walking distance of a public transport node, i.e. bus corridor. The units are suitable for all family 

and age demographics and are designed such that there is adequate space and generously sized open 

space available within the development. 

As part of the proposed alterations, an increase in the overall heights and footprint of Blocks C, D and 

E is required to accommodate the relevant construction method requirements including lift shaft 

overrun, AOV and parapet, and insulation requirements, etc. and to accommodate additional units by 

way of an additional setback floor on each building. There have also been elevational changes made 

to Blocks C, D and E as a result. This has been appropriately and comprehensively assessed within the 

updated Daylight Sunlight Internal Light Analysis Report prepared by Digital Dimensions which 

concludes that ‘100% of the rooms to the proposed development will exceed the minimum 

recommendations for the Average Daylight Factor and will be well daylit. The proposed development 

meets the recommendations of the BRE Guidelines and BS8206 Part 2:2008 Lighting for Buildings, Code 

of Practice for Daylighting.’ In terms of the residential amenity of adjoining properties, ‘there will be 

minimal impact to the daylight and sunlight to the adjacent dwellings with no perceivable reduction in 

either daylight or sunlight. All areas assessed continue to meet or exceed the recommendations of the 

BRE guidelines.’ 

An updated verified views/photomontages report has also been prepared by Digital Dimensions which 

assesses the existing context with the permitted scheme and the proposed alterations. It is considered 

that the proposed alterations, as demonstrated in these views, are of a high quality design and are in 

accordance with the proper planning and sustainable development of the area.  

All selected materials are of high-quality, low maintenance and durable, the variety of which adds 

interest to the development. The materials chosen complement the surrounding area, thus creating a 

development rooted to its context. The elevational treatment has been a key consideration 

throughout the design process. The distinct composition of the scheme alongside the chosen materials 

and external design will make a positive contribution to the area and surrounding environs. 
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Fig. 6 – Permitted CGI (View from Kennelsfort Road Lower Junction) 

 
Fig. 7 – Proposed CGI (View from Kennelsfort Road Lower Junction) 

Please refer to the plans, sections, and elevations drawings prepared by Downey Planning & 

Architecture for further details on the unit types and overall design. Please also refer to the 

Architectural-Urban Design Statement prepared by Downey Planning & Architecture for further details 

on the proposed alterations.  

Proposed Alterations to Previously Permitted Landscaping Proposals & ESB Sub-Station 

Minor proposed alterations are required to the previously permitted ESB sub-station on site in order 

to comply with ESB requirements for the scheme. Please refer to the proposed ESB sub-station 

drawing prepared by Downey Planning & Architecture for further details in this regard.   

In term of open spaces, the landscape design incorporates minor alterations to accommodate the 

proposed minor increase in footprint/floor plans of Blocks C, D & E to accommodate construction 

method requirements and revised apartment mix/layouts. The landscape design creates a high-quality 

landscape for residents to partake with; an attractive landscape for people to live in and move through 

whilst enhancing the biodiversity value and ecological function of the green infrastructure network. 

The design approach proposed as part of the overall scheme also aims to repair habitat fragments and 

provide for the regeneration of flora and fauna where existing landscape lacks. This is done by 

incorporating appropriate elements of green infrastructure, new tree planting, woodland style 

planting, mixed ornamental planting and raised planters positioned in areas of hard landscape, thus 

reducing the amount of hardscape. The landscape character areas remain the same as those 
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previously permitted, including a green boundary fringe, communal spaces, open space areas and 

children’s playgrounds, and a roof garden. These are described as follows: 

• A ‘Green Boundary Fringe’, creates a natural boundary between the apartment buildings and 

the surrounding environment thus acting as a transition zone. The proposed trees and hedges 

along the south boundary have been selected for effective wind mitigation and to provide a 

natural screen and buffer from the Chapelizod Bypass. As part of the landscape proposal, 

woodland planting is proposed in a mix of indigenous native species that will provide shelter, 

habitats, as well as screening from adjacent properties. 

• A set of ‘Communal Spaces’ across the development, will provide for an enjoyable attractive 

space to be appreciated from the above apartments, and a pleasant, inviting area for the 

residents to engage with while passing through as well as relaxing in one of the seating 

arrangements.  

• A set of areas of ‘Open Space and Children’s Playgrounds’, aim to create a strong pedestrian 

linkage throughout the scheme. The open space areas have been designed to provide both 

passive and active recreational amenities. There are two main areas designated for children’s 

play with play equipment for all ages, which are located to the north of the apartment 

buildings to shelter the play areas from any potential noise from the road, as per the 

recommendations provided by the acoustic consultants as part of the permitted scheme and 

in accordance with best practice guidance. There is a plaza located by the access onto 

Kennelsfort Road Lower adjoining the café for the enjoyment of residents and the local 

community.  

• A ‘Roof Garden’, can be enjoyed by the residents of the scheme throughout the year. The roof 

garden is located on the third floor of Block A and would provide a visually pleasing place for 

residents to enjoy and relax in, with seating provided on hard landscape areas of the garden. 

There is a 3m glass balustrade around the perimeter of the roof garden for wind mitigation. 

The design and layout of the permitted development which is now subject to proposed alterations, is 

such that it provides a high-quality living environment for residents and indeed for visitors to the 

scheme. The landscaping has been designed to ensure high-quality active and passive recreational 

amenity spaces for the enjoyment of all residents including southerly facing public open space, play 

equipment for children and a high-quality designed roof terrace/garden, all of which contribute to the 

overall visual character, identity and amenity of the area. The amenity spaces benefit from passive 

surveillance from the residential units. The boundary treatments for the scheme also provide a sense 

of security and privacy whilst also providing visual interest and distinction between spaces. 

Furthermore, the public realm enhancements, as previously permitted, will improve the sense of place 

at Kennelsfort Road Lower. The development also provides additional complementary recreational 

land-uses such as a gym, community rooms, and residents’ amenity areas to ensure that high-quality 

facilities are provided on-site for this new residential community. 

A detailed set of updated landscape plans have been prepared by Jane McCorkell Landscape Architects 

and are enclosed with this application.  
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Proposed Alterations to Previously Permitted Basement Plan 

In terms of the basement, minor alterations are proposed to accommodate construction method 

requirements and compliance with relevant standards, including minor increase in size and provision 

of an additional 24 bicycle parking spaces and 26 car parking spaces to cater for the additional 24 units 

proposed as part of this alterations application. AECOM Consulting Engineers have carried out a Traffic 

& Transportation Assessment and Mobility Management Plan for the proposed alterations to the 

permitted scheme. Such assessments confirm that the additional units (24 no.) result in a relatively 

minor increase over the permitted and in accordance with TII Guidelines, the amended application 

does not meet the threshold requirements for traffic modelling analysis. An outline of the Mobility 

Management Plan has been prepared indicating the potential measures that could be implemented 

by the management company to promote more sustainable forms of transport to potential 

residents/staff. It is AECOM’s considered opinion that there is no traffic or transportation reason why 

this development should not proceed. 

5.0 Planning Assessment  

At this juncture, it must be noted that a detailed Statement of Consistency with Planning Policy 

accompanied the planning application for the Strategic Housing Development which was granted 

planning permission by An Bord Pleanála under Ref. ABP-307092-20. This section of this report 

essentially represents an addendum to that Statement of Consistency with Planning Policy.  

5.1 Sustainable Urban Housing: Design Standards for New Apartments  

The ‘Sustainable Urban Housing: Design Standards for New Apartments’ build on the content of the 

previous apartment guidance, much of which remains valid, particularly with regard to design quality 

safeguards such as internal space standards for apartments, internal storage and amenity space. The 

Guidelines state that, “in the longer term to 2040, the Housing Agency has identified a need for at least 

45,000 new homes in Ireland’s five cities (Dublin, Cork, Limerick, Galway and Waterford), more than 

30,000 of which are required in Dublin City and suburbs, which does not include additional pent-up 

demand arising from under-supply of new housing in recent years.” It is also stated that it is “critical 

to ensure that apartment living is an increasingly attractive and desirable housing option for a range 

of household types and tenures.” 

The Guidelines also state that, “aspects of previous apartment guidance have been amended and new 

areas addressed in order to:  

• 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 reduces costs.” 
 

The Guidelines state that Ireland is a long way behind European averages in terms of the numbers of 

households living in apartments, especially in our cities and larger towns. Given the gap between Irish 

and European averages in numbers of households living in apartments and the importance of 

addressing the challenges of meeting the housing needs of a growing population in our key cities and 
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towns and by building inwards and upwards rather than outwards, apartments need to become the 

norm for urban housing solutions.  

The Guidelines also state that, “ongoing demographic and societal changes mean that in addition to 

families with children, the expanding categories of household that may wish to be accommodated in 

apartments include:  

• Young professionals and workers generally;  

• Those families with no children;  

• ‘Downsizers’; and,  

• Older people, in both independent and assisted living settings.”  

The Guidelines identify types of locations that may be suitable for apartment developments. In this 

regard it is considered that the development falls within (1) Central and/or Accessible Urban Locations 

as it meets the criteria for this location in that the site is within easy walking distance of a high 

frequency urban bus service, i.e. the Lucan – Dublin City Centre QBC is located immediately adjacent 

to the subject site. This type of location is also suitable for large scale and higher density development.  

The Guidelines also have specific planning policy requirements (SPPRS), which include: 

Specific Planning Policy Requirement 1: “Apartment developments may include up to 

50% one-bedroom or studio type units (with no more than 20-25% of the total proposed 

development as studios) and there shall be no minimum requirement for apartments 

with three or more bedrooms. Statutory development plans may specify a mix for 

apartment and other housing developments, but only further to an evidence-based 

Housing Need and Demand Assessment (HNDA), that has been agreed on an area, 

county, city or metropolitan area basis and incorporated into the relevant development 

plan(s).” 

Specific Planning Policy Requirement 3: “Minimum Apartment Floor Areas:  

• Studio apartment (1 person) 37 sq.m  

• 1-bedroom apartment (2 persons) 45 sq.m  

• 2-bedroom apartment (4 persons) 73 sq.m  

• 3-bedroom apartment (5 persons) 90 sq.m” 

In relation to Build-to-Rent (BTR) apartments, the Guidelines define these as “purpose-built residential 

accommodation and associated amenities built specifically for long-term rental that is managed and 

serviced in an institutional manner by an institutional landlord”. A key point outlined in the Guidelines 

states that, “the provision of dedicated amenities and facilities specifically for residents is usually a 

characteristic element. The provision of such facilities contributes to the creation of a shared 

environment where individual renters become more integrated and develop a sense of belonging with 

their neighbours in the scheme. This provides the opportunity for renters to be a part of a community 

and seek to remain a tenant in the longer term, rather than a more transient development 

characterised by shorter duration tenancies that are less compatible with a long term investment 

model. There are a range of potential facilities that may be provided in conjunction with BTR in other 

jurisdictions such as dedicated laundry facilities, communal leisure areas, gym, workspaces/hotdesks, 
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concierge service, etc. Facilities may also include private dining rooms, kitchen areas, office spaces, 

TV/lounge rooms, etc, that can be booked on occasion by individual residents for their own use.” 

In this regard, the permitted scheme provides for a total of 250 no. ‘Build to Rent’ apartment units 

within 5 no. blocks (Block A, B, C, D and E). The proposed alterations pertain to Blocks C, D and E, with 

associated alterations to the previously permitted basement and landscaping. No alterations are 

proposed to the previously permitted Blocks A and B (ABP-307092-20 & ABP-309899-21). The 

proposed alterations propose an increase to the total number of units approved on site under 

approved SHD scheme ABP-307092-20, by proposing 24 additional units.  

The proposed alterations, as detailed above, result in an overall total increase of 24 no. units from the 

previously permitted 250 no. units (134 no. 1 beds and 116 no. 2 beds) to now provide 274 no. units 

(147 no. 1 beds and 127 no. 2 beds). 

The proposed additional units will be served by the increased residential amenity facilities on offer, 

recently permitted under Ref. ABP-309899-21. There are also extensive open space areas including 

play equipment as previously permitted. The development provides residents with the required level 

of amenity as outlined within the Guidelines. 

It is worth mentioning that only 9 no. apartment units out of the previously permitted 250 no. units 

did not include a private amenity space, i.e. balcony/terrace. 6 such units are in Block D. This was 

deemed acceptable by An Bord Pleanála in the decision to grant planning permission, and is in 

accordance with the Guidelines where SPPR 8 states: 

“For proposals that qualify as specific BTR development in accordance with SPPR 7: 

[…] 

(ii) Flexibility shall apply in relation to the provision of a proportion of the storage 

and private amenity space associated with individual units as set out in 

Appendix 1 and in relation to the provision of all of the communal amenity 

space as set out in Appendix 1, on the basis of the provision of alternative, 

compensatory communal support facilities and amenities within the 

development.” 

There is no change to this permitted quantum as part of the proposed alterations to the previously 

permitted apartment layouts. However, the proposed additional setback floor now proposed for Block 

D includes 1 additional no. unit without private amenity space. It is considered that the overall quality 

of the facilities provided throughout the permitted scheme, and further increased by the recently 

permitted alterations under Ref. 309899-21, are appropriate and of high-quality, thus providing an 

enhanced standard of amenity for the future residents of the scheme. In light of the above, Downey 

Planning are of the professional opinion that the proposed development complies with the SPPRs of 

the ‘Sustainable Urban Housing: Design Standards for New Apartments’. 

For further information in this regard, please refer to the enclosed architectural drawings and detailed 

Housing Quality Assessment schedules prepared by Downey Planning & Architecture, which provide 

confirmation that the proposed alterations to Blocks C, D and E are consistent with the design 

standards of these Guidelines. 
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The Guidelines also note the following with regard to aspect of units under Specific Planning Policy 

Requirement 4 which states: 

“In relation to the minimum number of dual aspect apartments that may be provided 

in any single apartment scheme, the following shall apply: 

(i) A minimum of 33% of dual aspect units will be required in more central and 

accessible urban locations, where it is necessary to achieve a quality design in 

response to the subject site characteristics and ensure good street frontage 

where appropriate. 

(ii) In suburban or intermediate locations, it is an objective that there shall 

generally be a minimum of 50% dual aspect apartments in a single scheme. 

(iii) For building refurbishment schemes on sites of any size or urban infill schemes 

on sites of up to 0.25ha, planning authorities may exercise further discretion 

to consider dual aspect unit provision at a level lower than the 33% minimum 

outlined above on a case-by-case basis, but subject to the achievement of 

overall high design quality in other aspects.” 

The development in this instance is located at a central/accessible location within close proximity of 

Dublin City Centre and which is well-served by public transport. In this regard, the minimum 

requirement for dual aspect units is 33%. The proposed alterations to the permitted scheme, still 

ensures an overall 50% dual aspect units within the overall scheme and therefore accords with the 

guidelines. 

In terms of Children’s Play areas, the previously permitted SHD considered the recreational needs of 

children and incorporates children play equipment as part of the communal amenity space within the 

scheme. As stated within the Guidelines: 

“Children’s play needs around the apartment building should be catered for: 

• within the private open space associated with individual apartments; 

• within small play spaces (about 85-100 sq.m) for the specific needs of toddlers 

and children up to the age of six, with suitable play equipment, seating for 

parents/guardians, and within sight of the apartment building, in a scheme 

that includes 25 or more units with two or more bedrooms; and, 

• within play areas (200-400 sq.m) for older children and young teenagers, in a 

scheme that includes 100 or more apartments with two or more bedrooms.” 

Minor alterations are proposed to the landscaping areas to accommodate minor increase to the 

footprint of Blocks C, D and E. The playgrounds have been given safe access and are located within 

two communal open spaces within sight of different apartment buildings. As such, the development 

is consistent with the Guidelines in this instance. Please refer to the enclosed updated landscape 

drawings prepared by Jane McCorkell Landscape Architects for further information in this regard. 
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In relation to bicycle and car parking requirements, the Guidelines state that it must be ensured that, 

“new development proposals in central urban and public transport accessible locations and which 

otherwise feature appropriate reductions in car parking provision are at the same time 

comprehensively equipped with high quality cycle parking and storage facilities for residents and 

visitors”. The required quantity for cycle parking spaces to be provided include a general minimum 

standard of 1 no. cycle storage per bedroom shall be applied, at least 1 no. cycle storage space shall 

be provided for studio units, and visitor cycle parking shall also be provided at a standard of 1 space 

per 2 residential units. The approved SHD provided a total of 276 no. bicycle spaces (250 no. spaces 

at basement level and 26 no. spaces at surface level), in high quality, safe and accessible locations. It 

is proposed to provide an additional 24 bicycle spaces to cater for the proposed additional 24 units 

now proposed as part of this alterations application. The proposals are considered to be acceptable 

and in accordance with the requirements of the Guidelines and the pertaining Development Plan 

standards.  

As stated within the Guidelines, “the quantum of car parking or the requirement for any such provision 

for apartment developments will vary, having regard to the types of location in cities and towns that 

may be suitable for apartment development, broadly based on proximity and accessibility criteria”. 

The site is situated in a strategic highly accessible location in close proximity to a high frequency bus 

network, and as such the car parking provision can be minimised, substantially reduced or eliminated 

in certain circumstances. In this regard, the previously permitted SHD scheme provided for 120 no. 

car parking spaces within the underground basement car park and 5 no. surface level spaces which 

provides for an appropriate quantum to serve the residential development. It is proposed to provide 

an additional 26 car parking spaces to cater for the proposed additional 24 units now proposed as part 

of this alterations application. The proposals are considered to be acceptable and in accordance with 

the requirements of the Guidelines and the pertaining Development Plan standards. Please refer to 

the TTA and Mobility Management Plan prepared by AECOM Consulting Engineers for further 

information.  

Specific Planning Policy Requirement Compliance 

SPPR1 

(Housing Mix) 

In compliance 

SPPR2 

(Building Refurbishment and Urban Infill Development 

on sites up to 0.25ha) 

Not applicable; SPPR1 applies to the 

overall development 

SPPR3 

(Minimum Apartment Floor Areas) 

In compliance with the standards 

SPPR4 

(Dual Aspect Ratios) 

In compliance with the requirements 

SPPR5 

(Floor to Ceiling Height) 

In compliance with the requirements 

SPPR6 

(Lift and Stair Cores) 

In compliance with the required 

quantum 

SPPR7 

(Specific BTR Developments) 

In compliance; tenures have been 

described where relevant; Resident 

Support Facilities and Resident 
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Services and Amenities are provided 

within the proposed scheme 

SPPR8 

(Qualified as BTR Developments) 

In compliance 

SPPR9  

(Shared Living) 

Not applicable  

Table 1 – Compliance with Specific Planning Policy Requirements 

5.2 Urban Development and Building Heights Guidelines for Planning Authorities  

The ‘Urban Development and Building Heights, Guidelines for Planning Authorities’ are intended to set 

out national planning policy guidelines on building heights in relation to urban areas, building from 

the strategic policy framework set out in the National Planning Framework 2040 (NPF). This document 

recognises that in recent years local authorities, through the statutory plan processes, have begun to 

set generic maximum height limits. However, such limits if inflexibility and unreasonably applied, can 

undermine national policy objectives to provide more compact urban forms as outlined in the National 

Planning Framework and instead can continue unsustainable patterns of development.  

These Guidelines reinforce that “a key objective of the NPF is therefore to see that greatly increased 

levels of residential development in our urban centres and significant increases in the building heights 

and overall density of development is not only facilitated but actively sought out and brought forward 

by our planning processes and particularly so at local authority and An Bord Pleanála levels”. 

The document states that it is critically important that development plans identify and provide policy 

support for specific geographic locations or precincts where increased building height is not only 

desirable but a fundamental policy requirement. Locations with the potential for comprehensive 

urban development or redevelopment should be identified where, for example, a cluster of higher 

buildings can be accommodated as a new neighbourhood or urban district or precinct. 

Section 1.10 of the Guidelines states, “the rationale … for consolidation and densification in meeting 

our accommodation needs into the future must also be applied in relation to locations that 

development plans and local area plans would regard as city and town centre areas”. It continues, “in 

such areas, it would be appropriate to support the consideration of building heights of at least 6 storeys 

at street level as the default objective, subject to keeping open the scope to consider even greater 

building heights by the application of the objectives and criteria laid out in Sections 2 and 3 of these 

guidelines, for example on suitably configured sites, where there are particular concentrations of 

enabling infrastructure to cater for such development, e.g. very significant public transport capacity 

and connectivity, and the architectural, urban design and public realm outcomes would be of very high 

quality.” 

Additionally, Section 1.11 states, “these guidelines therefore set out national planning policy that: 

• Expand on the requirements of the National Planning Framework; and 

• Applies those requirements in setting out relevant planning criteria for considering increased 

building height in various locations but principally (a) urban and city-centre locations and (b) 

suburban and wider town locations.” 
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The previously permitted SHD at Palmerstown, including the proposed alterations now subject to this 

application, are consistent with these objectives and given the physical and social infrastructure 

already in place can easily accommodate the heights of 3-9 storeys proposed across the subject lands. 

As previously discussed, the proposed alterations provide for a minor increase in height to Blocks C, D 

and E to accommodate construction method requirements including lift shaft overrun, AOV and 

parapet. In addition to this, an additional proposed setback floor is also proposed on each of the three 

buildings. This has been appropriately and comprehensively assessed within the updated Daylight 

Sunlight Shadow Analysis Report prepared by Digital Dimensions which concludes that ‘there will be 

minimal impact to the daylight and sunlight to the adjacent dwellings with no perceivable reduction in 

either daylight or sunlight. All areas assessed continue to meet or exceed the recommendations of the 

BRE guidelines.’ 

An updated verified views/photomontages report has also been prepared by Digital Dimensions which 

assesses the existing context with the permitted scheme and the proposed alterations. It is considered 

that the proposed alterations, as demonstrated in these views, represent a high-quality design and 

are in accordance with the proper planning and sustainable development of the area.  

The Guidelines go on to state that, “In relation to the assessment of individual planning applications 

and appeals, it is Government policy that building heights must be generally increased in appropriate 

urban locations. There is therefore a presumption in favour of buildings of increased height in our 

town/city cores and in other urban locations with good public transport accessibility”. As such, the 

previously permitted SHD at Palmerstown, including the proposed alterations now subject to this 

application, is considered to be in accordance with these guidelines given that the subject site is well 

served by public transport and enjoys excellent connectivity to Dublin City Centre as it is located 

immediately adjacent a high frequency urban bus service, i.e. the Lucan – Dublin City Centre QBC. 

The following Special Planning Policy Requirements are contained within the Guidelines and are 

relevant to the proposed development: 

SPPR1: “In accordance with Government policy to support increased building height 

and density in locations with good public transport accessibility, particularly town/city 

cores, planning authorities shall explicitly identify, through their statutory plans, areas 

where increased building height will be actively pursued for both redevelopment, 

regeneration and infill development to secure the objectives of the National Planning 

Framework and Regional Spatial and Economic Strategies and shall not provide for 

blanket numerical limitations on building height.” 

The development in Palmerstown is situated at a strategic location within Dublin immediately 

adjoining several transportation services which connect the site to Dublin City Centre, thus it is capable 

of supporting taller buildings and increased density.  

SPPR 3: “It is a specific planning policy requirement that where; 

(A) 1. An applicant for planning permission sets out how a development proposal 

complies with the criteria above; and, 
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2. The assessment of the planning authority concurs, taking account of the 

wider strategic and national policy parameters set out in the National Planning 

Framework and these guidelines; 

Then the planning authority may approve such development, even where 

specific objectives of the relevant development plan or local area plan may 

indicate otherwise.” 

The proposed development promotes higher density development that is immediately adjacent to a 

QBC. The proposed density of the subject site is c.216 units per hectare. The proposed density is in 

excess of the recommended minimum of 50 units per hectare as advised under Section 28 Ministerial 

Guidelines. The subject site is located on a high-quality transport route and is located in an existing 

centre within an urban context (within the M50 ring) and therefore has the capacity to achieve higher 

densities. The proposed density is therefore considered appropriate due to the site’s location 

adjoining a high-quality transport corridor and the context of the site within the M50 ring. 

The application for the proposed alterations contains sufficient reports, documentation, plans and 

justification to support the proposed alterations to the approved SHD scheme, and outlines how the 

development is in accordance with the relevant planning policies and guidelines pertaining to the area. 

Such documents include architectural plans and elevations, Architectural-Urban Design Statement, AA 

Screening, planning reports and daylight and shadow analysis, etc. 

In light of the above, it is considered that the proposed development is consistent with the 

requirements of these guidelines on building heights for urban developments and that greater heights 

and taller buildings are achievable.  

The development at Palmerstown is very well served by public transport and therefore can be 

expected to achieve high density residential development. Furthermore, the existing lands at 

Palmerstown are brownfield lands that are zoned and permitted for SHD residential development and 

are serviced with road and public transport infrastructure.  

5.3 South Dublin County Council Development Plan 2016-2022 

5.3.1 Land Use Zoning & Surrounding Uses 

Under the current South Dublin County Council Development Plan 2016-2022, the subject site is zoned 

‘Objective ‘VC’, which seeks:  

“To protect, improve and provide for the future development of Village Centres.”  

The Development Plan states that:  

“the Village Centre zoning will support the protection and conservation of the special 

character of the traditional villages and provide for enhanced retail and retail services, 

tourism, residential, commercial, cultural and other uses that are appropriate to the 

village context.” 

The uses are permitted in principle under this zoning designation.  
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Fig. 7 – ‘VC’ Land Use Zoning Designation (subject site outlined in dashed black) 

 
Downey Planning carried out a community and social infrastructure audit of Palmerstown village and 

its environs including a review of Census population statistics, as part of the supporting 

documentation for the previously permitted SHD scheme. This audit assessed the SHD scheme in 

terms of the existing infrastructure within the village. Noting the results of the audit and particularly 

the quantum of existing vacant retail units within the immediate area, it was considered unnecessary 

to provide further retail/shop units for the area as part of the development. It is the injection of a new 

population into this area as a result of the delivery of apartments that will provide footfall and a 

reliable consumer base to the village. This will enable vacant shops within the heart of the village to 

re-open or support new uses in these units as there now will be a considerable new population within 

walking distance to support these businesses, something which the village currently lacks. 

This is in accordance with the Development Plan which recognises that, “these areas have a range of 

urban services such as transport, retail, medical and community facilities. Recent Census data identifies 

an aging population and stagnant or falling populations, which presents a serious risk for the viability 

of services and facilities into the future.”                                                 (County Development Plan: pg.20) 

The Core Strategy of the South Dublin County Council Development Plan 2016-2022 seeks to 

accommodate an additional 43,262 people during the lifetime of the Development Plan and would 

require approximately 40,650 housing units to provide for the population growth. The proposed 

alterations does involve a proposed increase to the total number of residential units previously 

permitted under Ref. ABP-307092-20 and ABP-309899-21 i.e. proposed additional 24 units resulting 

in a total of 274 units (250 units were previously permitted). According to the total housing capacity 

under the 2016-2022 County Development Plan, approximately 9,620 units can be accommodated 

within the ‘Consolidation Areas within the Gateway’ (includes Palmerstown), within which the subject 

site is located. 

In light of the above, it is submitted that the permitted SHD scheme now subject to these alterations, 

will create a new, sustainable community which will integrate with Palmerstown village centre and 

surrounding land uses, and will revitalise the area through the introduction of high-quality designed 

residential units with a café and additional complementary facilities and amenity spaces for the 
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enjoyment of the residents of the proposed development and the Palmerstown community. 

Palmerstown village has a stagnant, declining population and as such the permitted strategic housing 

development with proposed alterations will provide an injection of population into the area to ensure 

the viability and vitality of services and facilities within Palmerstown into the future. It is therefore 

considered consistent with the objectives of the village centre zoning designation and the objectives 

of the South Dublin County Council Development Plan 2016-2022.  

In terms of building heights, it is respectfully requested that An Bord Pleanála have regard to the 

justification for a material contravention of the South Dublin County Council Development Plan 2016-

2022 in terms of height on the basis that there are conflicting objectives within the said Development 

Plan and that the policies and objectives stated in the Section 28 Government Guidelines, particularly 

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

‘Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning 

Authorities’ (2018), the ‘Urban Development and Building Heights, Guidelines for Planning Authorities’, 

and the ‘Project Ireland: National Planning Framework 2040’ enable increased building height and 

residential densities on sites adjacent to quality transport routes and within existing urban areas. 

Therefore, the proposed development should be considered acceptable even if the proposed 

development materially contravenes the Development Plan relating to the area. 

It is respectfully submitted that the justification set out within the material contravention statement 

submitted with the approved SHD scheme (ABP-307092-20) clearly demonstrates that the proposed 

strategic housing development at Palmerstown should be considered for increased building heights 

due to the location of the subject site adjacent to quality public transport corridors and the policies 

and objectives set out within the Section 28 Guidelines. Such justification includes: 

• Objectives within South Dublin County Council Development Plan 2016-2022 which restrict 

height at the application site contradict National Planning Policy and Section 28 Guidelines; 

• Conflicting objectives exist within the South Dublin County Council Development Plan 2016-

2022 insofar as the proposed development is concerned; 

• The application site is an underutilised brownfield site in close proximity to quality public 

transportation, i.e. the Lucan to Dublin City QBC is within 100m walking distance; 

• Improved public transportation is also planned for the Lucan to Dublin City Centre QBC under 

the BusConnects proposal; 

• National Policy promotes and encourages increased densities in excess of 50 units per hectare 

on zoned lands adjacent to public transport corridors; 

• The National Planning Framework and its pertaining objectives place a strong emphasis on 

increased building heights in appropriate locations within existing urban centres and along 

public transport corridors such as the application site; 

• The proposed development is consistent with the ‘Urban Development and Building Heights, 

Guidelines for Planning Authorities’; 

• The application site has an established planning permission precedent for increased heights; 

• The considerations within the Inspector’s Report in which higher densities and increased 

heights are considered acceptable for the subject site. 

In light of the foregoing, it is respectfully requested that An Bord Pleanála have regard to the 

justification set out within this statement and permit the proposed height contravention of the South 
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Dublin County Council Development Plan 2016-2022, having regard to section 37(2)(b)(i) and (iii) of 

the Planning and Development Act, 2000 (as amended), specifically the conflicting objectives within 

South Dublin County Council Development Plan 2016-2022 insofar as the proposed development is 

concerned, the policies and objectives set out within the Section 28 Guidelines and noting the national 

importance of delivering housing given the current housing crisis. 

6.0 Appropriate Assessment Screening 

A Screening for Appropriate Assessment has been carried out by Faith Wilson Ecological Consultant. 

Given the nature of the project and implementation of best practice construction measures 

particularly in relation to protection of water quality, it is concluded that there will be no negative 

impacts on the qualifying interests or species of any Natura 2000 site within a 15km radius of the 

proposed development at Palmerstown. The proposed alterations to the permitted development at 

Palmerstown, either individually or cumulatively in combination with the other identified plans and 

projects, will not adversely affect the integrity of any Natura 2000 site. Thus, there will be no impact 

on SACs and SPAs / Natura 2000 sites, as confirmed by Faith Wilson, ecologist. For further information 

in this regard, please refer to the Screening for Appropriate Assessment report which is submitted 

with this application. 

7.0 EIA Screening  

An EIA Screening Report has been prepared which has assessed the potential impact of the proposed 

alterations to the permitted development on the environment. The project now under assessment, 

Proposed Alterations to Approved Palmerstown Strategic Housing Development, whilst it does involve 

a proposed increase to the total number of residential units previously permitted under Ref. ABP-

307092-20 and ABP-309899-21 i.e. proposed additional 24 units resulting in a total of 274 units now 

proposed, this still does not meet the thresholds for which the preparation of an Environmental 

Impact Assessment Report (EIAR) is a mandatory requirement. 

The project is sub-threshold for a mandatory EIA, but has been fully screened for potential significant 

effects on the environment in accordance with EIA Directives. It is considered that the proposed 

alterations would not result in any significant changes to environmental impacts from those permitted 

under ABP-307092-20 & ABP-309899-21. The Board completed an environmental impact assessment 

screening of that original permitted development (ABP-307092-20) and considered that ‘the 

Environmental Impact Assessment Screening Report submitted by the applicant, identifies and 

describes adequately the direct, indirect, secondary, and cumulative effects of the proposed 

development on the environment. Having regard to: (a) the nature and scale of the proposed 

development on an urban site served by public infrastructure, (b) the absence of any significant 

environmental sensitivities in the area, (c) the location of the development outside of any sensitive 

location specified in article 109(3) of the Planning and Development Regulations 2001 (as amended), 

the Board concluded that, by reason of the nature, scale and location of the subject site, the proposed 

development would not be likely to have significant effects on the environment. The Board decided, 

therefore, that an environmental impact assessment report for the proposed development was not 

necessary in this case.’ 

In addition, the Board in their assessment of the proposed alterations made to this permitted 

development on 20th May 2021 under Ref. ABP-309899-21 stated: 
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‘Having regard to: (i) the nature and scale of the Strategic Housing Development permitted under An 

Bord Pleanála Reference Number ABP-307092-20 for this site, (ii) the screening for appropriate 

assessment and environmental impact assessment carried out in the course of that application, (iii) 

the limited nature and scale of the alterations, and (iv) the absence of any significant new or additional 

environmental effects (including those in relation to Natura 2000 sites) arising as a result of the 

proposed alterations, and (v) the absence of any new or significant issues relating to the proper 

planning and sustainable development of the area arising from the proposed alterations, (vi) the report 

of the Planning Inspector it is considered that the proposed alterations would not be material. In 

accordance with section 146B(3)(a) of the Planning & Development Act, as amended, the Board hereby 

makes the said alterations.’ 

It is therefore submitted that no new considerations arise in relation to impacts on the environment 

which were not considered in the assessment of impacts for the approved SHD scheme ABP-307092-

20 & ABP-309899-21. Thus, having regard to the above, and in particular to the nature, scale and 

location of the proposed project, by itself and in combination with other plans and projects, the 

proposed development is not likely to have significant effects on the environment and it is considered 

that an Environmental Impact Assessment is not required for this project. Please refer to the enclosed 

EIA Screening Report for further details.  

8.0 Conclusion 

This Planning Report has been prepared to accompany a planning application to An Bord Pleanála for 

proposed alterations to the approved Strategic Housing Development (permitted under Ref. ABP-

307092-20 & ABP-309899-21) in respect of lands at Palmerstown Retail Park, Kennelsfort Road Lower, 

Palmerstown, Dublin 20. This application seeks to amend the terms of a Strategic Housing 

Development planning permission which falls under Section 146B of the Planning and Development 

Act, 2000 (as amended). 

The permitted SHD scheme can be briefly described as a residential development of 250 no. ‘Build to 

Rent’ apartments in 5 no. apartment blocks (ranging from 3-8 storeys over basement in height), with 

a café and ancillary residential amenity facilities, and all associated engineering and site works. This 

permitted development is now subject to this proposed alterations application. 

The proposed alterations pertain to Blocks C, D and E including external and internal modifications, 

proposed increase in height to accommodate construction requirements, and a proposed additional 

setback floor on each of these three buildings, resulting in an additional 24 no. units being proposed, 

with associated alterations to the previously permitted basement, ESB sub-station and landscaping 

proposals. No alterations are proposed to the previously permitted Blocks A & B (as permitted under 

Ref. ABP-307092-20 and recent alterations made under Ref. ABP-309899-21). 

This planning report sets out the planning rationale and justification for the proposed alterations to 

the approved SHD scheme and demonstrates how it accords with the proper planning and sustainable 

development of the area. The applicant is committed to delivering this high-quality residential 

scheme, with site clearance works currently underway on site. The development will provide for an 

effective, efficient, sustainable use of what is a brownfield site in a highly accessible location which is 

well served by public transport (QBC). Palmerstown village will benefit from the injection of population 
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from this development as it will provide much needed additional homes and will help sustain the long-

term viability of the existing community and social infrastructure offering.  

It is submitted that the proposed alterations to the approved Palmerstown SHD scheme are in 

accordance with the proper planning and sustainable development of the area in which it is located 

as expressed in national, regional and local planning policy and Guidelines issued under Section 28 of 

the Planning and Development, 2000 (as amended). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Planning Report Proposed Alterations to Approved Palmerstown SHD 

Downey Planning 25 

Appendix A– Board Orders ABP-307092-20 & ABP-309899-21 

 
 


















































