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1 INTRODUCTION  
This Planning Report has been prepared by Brady Shipman Martin for proposed 
residential development by the Land Development Agency (LDA) on behalf of 
Dublin City Council in accordance with Part XI of the Planning and Development 
Act 2000 (as amended) and Part 8 of the Planning and Development Regulations 
2001 (as amended), pursuant to a contract with the Local Authority. 
 
The site is bound by the Grand Canal to the north, Grand Canal View apartments, 
Bluebell Youth & Community Centre and Bluebell Road to the east, Our Lady of 
the Wayside National School to the south and existing residential area to the 
west. 
 
The subject site (hereafter called ‘the site’) is located in an established residential 
area on lands zoned Z1 ‘Sustainable Residential Neighbourhoods’ and within 
Strategic Development Residential Area 5 – Naas Road under the Dublin City 
Development Plan 2022-2028.  The site is accessed from Bluebell Road to the 
southeast and has an overall site area of c. 2.9ha with a developable area of c.2ha.  
 
The proposed development will consist of: 
1. Demolition of existing above ground structures on site, including the 

existing 36 no. 2 bed maisonettes and the existing community facility 
known as the Bungalow (which is being relocated within the site), and the 
construction of a residential development set out in 5 no. blocks, ranging 
in height from 5 to 9 storeys to accommodate 383 no. apartments, 3 no. 
community/cultural units and a crèche. The site will accommodate 141 no. 
car parking spaces, 945 no. bicycle parking spaces, storage, services and 
plant areas. Landscaping will include a new central public plaza, 
residential courtyards, and a western linear parkland which includes 
relocated allotments. 

 
2. The 5 no. residential buildings range in height from 5 storeys to 9 storeys 

accommodating 383 no. apartments comprising 22 studios, 131 no. 1 bed 
units, 192 no. 2 bed units (30 no. 2 bed- 3person and 162 no. 2 bed- 4 
person) and 38 no. 3 bed units. The residential buildings are arranged 
centrally on the site and around residential courtyards at podium and 
ground level. Balconies and terraces to be provided on all elevations at all 
levels for each block. The breakdown of residential accommodation is as 
follows:  

 
• Block 1 is a 7 to 8 storey building accommodating 80 no. units 

comprising 1 no. studio, 28 no. 1 bed units, 43 no. 2 bed units, 8 no. 3 
bed units.  

• Block 2 is a 6 to 9 storey building accommodating 86 no. units 
comprising 23 no. 1 bed units, 50 no. 2 bed units, 13 no. 3 bed units.  

• Block 3A/3B is a 6 storey building accommodating 83 no. units 
comprising 10 no. studios, 43 no. 1 bed units, 30 no. 2 bed units. 
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• Block 4A/4B is a 5 to 6 storey building, accommodating 70 no. units 
comprising 1 no. studio, 22 no. 1 bed units, 34 no. 2 bed units, 13 no. 
3 bed units.  

• Block 5 is a 5 to 7 storey building accommodating 64 no. units 
comprising 10 no. studios, 15 no. 1 bed units, 35 no. 2 bed units, 4 no. 
3 bed units.  

 
3. The residential Blocks 2 and 3A/3B, and Blocks 4A/4B sit at podium level, 

above a ground level, which contains residential units, residential car-
parking, cycle parking, plant areas and ground floor uses.  Blocks 2, 3A/3B 
and 4B have ground floor uses which include a crèche of c. 289 sq.m, with 
associated external play space, and 3 no. community/cultural units with a 
total floor area of c.651 sq.m. The relocated Bungalow is to be contained 
within the ground floor of Block 2 with associated external space. Total 
gross floor area of proposed other uses is c.940sqm. 

 
4. The primary site access is via a new entrance from Bluebell Road at the 

junction with La Touche Drive which includes for a new pedestrian 
crossing, with secondary access for pedestrians and cyclists only being 
from Bluebell Avenue. The residential car parking, 133 spaces, is provided 
at below podium level between Blocks 2 and 3A/3B and Block 4A/4B and 
at surface level, in addition 2 no. crèche, 2 no. community and 4 no. car 
club spaces are provided at surface level. Provision for EV charging is 
included. The proposed development shall include a total of 945 no. bicycle 
parking spaces of which 923 no. shall be allocated to the residents of the 
development (inc. long-stay, short-stay and cargo bikes) and 22no. spaces 
shall be allocated to the non-residential of the development (inc. long-
stay, short-stay and cargo bikes) and in addition 10 motorcycle spaces are 
provided. Plant, ESB sub-stations, storage areas, waste storage areas and 
other associated facilities are also provided at ground level of all blocks. 
Access is provided through the scheme onto the Grand Canal for 
pedestrians and cyclists. 

 
5. The development also includes for a new centrally landscaped areas in 

addition to an extensive area of linear open space is provided along the 
western corridor of the site and includes a play area, biodiversity planting, 
relocated allotments and provides access and permeability to the Grand 
Canal. The scheme also includes for the incorporation of the existing 
disused filter beds. The proposed application includes all site landscaping 
works, green roofs, boundary treatments, lighting, servicing, signage, and 
associated and ancillary works, including site development works above 
and below ground.  

 
This report examines the site location, context and planning history.  It also has 
regard to compliance with the Dublin City Development Plan 2022-2028 and 
Section 28 Guidelines, which are the relevant statutory documents against which 
the development will be considered.  
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This Planning Report should be read in conjunction with all other plans and 
particulars including:  

• Architectural Design Statement prepared by Henry J Lyons  
• Architectural Drawing Pack prepared by Henry J Lyons 
• Schedule of Accommodation prepared by Henry J Lyons 
• Housing Quality Assessment prepared by Henry J Lyons  
• Demolition Justification Report prepared by Henry J Lyons  
• Social Infrastructure Report prepared by Brady Shipman Martin 
• Childcare Analysis and School Demand Report prepared by Brady 

Shipman Martin 
• Appropriate Assessment (AA) Screening Report prepared by Brady 

Shipman Martin 
• Cultural Infrastructure Audit Report prepared by Brady Shipman Martin 
• Environmental Impact Assessment (EIA) Report prepared by Brady 

Shipman Martin  
• Ecological Impact Assessment (EcIA) report prepared by Brady Shipman 

Martin 
• Engineering Services Report prepared by CS Consulting Group 
• Engineering Services and Traffic & Transport Drawings prepared by CS 

Consulting Group 
• Surface Water Management Plan prepared by CS Consulting Group 
• Site Specific Flood Risk Assessment prepared by CS Consulting Group 
• Basement Impact Assessment prepared by CS Consulting Group 
• Traffic and Transport Assessment prepared by CS Consulting 
• Car Parking Management Plan prepared by CS Consulting Group 
• DMURS Statement of Consistency prepared by CS Consulting Group 
• Mobility Management Plan prepared by CS Consulting Group 
• Outline Construction and Environmental Management Plan prepared by 

CS Consulting Group 
• Public Transport Capacity Study prepared by CS Consulting Group 
• Landscape Design Report prepared by The Paul Hogarth Company 
• Landscape Design Drawings prepared by The Paul Hogarth Company 
• Arboricultural Report and Tree Constraints Plan prepared by VEON 
• Site Lighting Report & Layout prepared by OCSC Engineers 
• Utilities Report & Drawings prepared by OCSC Engineers 
• Energy & Sustainability / Climate Action Report prepared by OCSC 

Engineers 
• Architectural Heritage Impact Appraisal prepared by Five-Seven 

Architects 
• Building Life Cycle Report prepared by OCSC Engineers 
• Property Management Strategy prepared by Hooke MacDonald  
• Archaeological Impact Assessment prepared by IAC Archaeology 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report 
 

8 
  

• Architectural Heritage Impact Assessment prepared by Five-Seven 
Architects 

• Resource and Waste Management Plan prepared by AWN Consulting  
• Operational Waste Management Plan prepared by AWN Consulting 

 

2 SITE LOCATION AND CONTEXT 
 

2.1 Site Location 
The subject site (hereafter referred as the site) is approximately c.2.9ha, with a 
developable area of c.2ha, and is located c. 6km from Dublin City Centre.  The 
site is bound by the Grand Canal to the north, Grand Canal View apartments, 
Bluebell Youth & Community Centre and Bluebell Road to the east, Our Lady of 
the Wayside National School to the south and existing residential area to the 
west. 
 
The surrounding area comprises a mix of uses, whilst it is predominantly 
residential in nature, others uses include light industry, warehousing, storage and 
retail/ wholesale.  To the north the site is bound by the Grand Canal way and to 
the east by community and sports uses associated with Bluebell Community 
Centre with existing residential areas further beyond. A mix of uses are located 
to the south of the site including a primary school located along the southern 
boundary with residential, light industry and warehousing further beyond and to 
the west is existing residential.  
 
2.2 Wider Site Context 
The subject site is located in the existing residential area of Bluebell and sits 
between the urban neighbourhoods of Inchicore, Ballyfermot, Kylemore and 
Drimnagh.  
 
The site comprises existing maisonette houses and a single storey bungalow unit 
that are proposed to be demolished as part of this application and dis-used water 
filter beds.  The remainder of the site is a mix of hard standing and overgrown 
landscaping across varying site levels.  
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The site is well connected to Dublin City Centre through existing public transport 
services within c. 440m – c. 700m from the site.  Luas services connect the site 
to Dublin City Centre, Dublin Docklands and Tallaght / Saggart, the closest Luas 
stop is located c. 440m from the site (Bluebell Luas Stop) and Blackhorse Luas 
stop is located c. 700m from the site which equates to approximately a c. 5-10 
minute walk.  
 
There are 2 no. existing bus stops located on Naas Road approximately a 5 minute 
walk from the site (c. 475m) and are served by 3 no. Dublin Bus routes (13, 68, 
69) which run from Dublin City Centre to Tallaght, Clondalkin, Newcastle/ 
Greenouge and Rathcoole. In addition, there are 2 no. bus-stops located on 
Kylemore Road which equates to a c. 10-minute walk. 
 
Vehicular access to the site is provided from Bluebell Road to the southeast of 
the site in accordance with DMURS and to help maintain the high-level of 
pedestrian movements to the adjacent primary school during peak hours.  
 

3 PLANNING HISTORY  
We note numerous planning applications in the area, however the site has not 
been subject to any relevant planning applications in recent years.  
 

Figure 2-1:  Location of Proposed Development (Source: HJL 2025) 
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Figure 3-1:   Planning Applications in the Surrounding Area (Source: BSM, Google Earth 2024). 

 
A) DCC Reg. Ref. 4951/23  
Our Lady of the Wayside National School Board of Management applied for 
permission on 14th May 2024 for development at Our Lady of the Wayside 
National School, Bluebell Road, Dublin 12.  
The development consists of a ground floor extension (c. 593 sq.m) containing 3 
no. base classrooms, a central activity area, small rooms, toilets and showers; a 
hard and soft play area (c. 197 sq.m); a sensory garden (c. 136 sq.m); the removal 
of existing trees to allow for additional 9 no. car parking spaces and a new 
vehicular entrance to the east of the site with a new set down area and all 
associated site development works.  
Dublin City Council (DCC) granted planning permission on 19th July 2024.  
 
B) DCC Reg. Ref. 4821/22 & ABP Reg. Ref. 316207 
Alone applied for permission on 10th February 2023 for development at 
Jamestown Court, on lands bounded by Jamestown Road, accessed from 
Jamestown Road, Dublin 8. 
The development consists of the demolition of 2 no. 2-storey apartment buildings 
and the construction of 2 no. apartment buildings comprising 1 no. 3-storey block 
and 1 no. 4-storey block comprising 43 no. 1-bedroom apartments with private 
balconies, 6 no. car parking spaces, 44 no. bicycle parking spaces and all 
associated site development works.  
The application was subject to a third party appeal to An Bord Pleanala (ABP), the 
application was later granted by ABP with revised conditions on 25th January 
2024.  
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C) DCC Reg. Ref. LRD6022/23-S3 & ABP Reg. Ref. 317935 
Donard Properties Limited applied for permission on 14th June 2023 for 
development on lands at No. 86 and No. 90-96 Jamestown Road, Inchicore, 
Dublin 8.  
The development consisted of a Large-scale Residential Development (LRD) 
comprising the demolition of existing warehouses and industrial buildings and 
the construction of a mixed use development including 128 no. residential 
apartments, a childcare facility (c.438.2 sq.m), retail unit (c. 282.2 sq.m), 
healthcare unit (c. 50.4 sq.m) and a café/ restaurant (c. 188.2 sq.m) within 4 no. 
blocks ranging from 1 – 10-storeys in height.  
The proposed development also includes for vehicular access from Jamestown 
Road, provision of new cyclists and pedesterian connections, 31 no. car parking 
spaces, 324 no. cycle spaces, landscaping, communal and private open spaces, 
SuDS features, PV arrays, plant, and all associated site development works.  
The application was both subject to first and third party appeals to ABP, the LRD 
application was later granted by ABP with revised conditions on 1st August 2023.  
 
D) DCC Reg. Ref. 3468/17 & ABP Reg. Ref. 300999 
KM Kyle Holdings Limited applied for permission on 22nd December 2017 for 
development on lands at No. 489 and 490 Blubell Avenue, Dublin 12.  
The development consisted of the demolition of two vacant semi-detached 
cottages and the construction of a part 4 to part 6 storey over undercroft 
apartment development in 2 no. blocks comprising a total of 52 no. units. The 
development also includes for the provision of balconies, 48 no. car parking 
spaces at undercroft and 6 no. car parking spaces at surface level, pedestrian 
access onto the Grand Canal, vehicular access off Bluebell Avenue, bicycle 
parking, plant, soft and hard landscaping and all associated site development 
works.  
The application was subject to a third-party appeal to ABP and the application 
was later granted with revised conditions on 2nd July 2018.  
 

4 PUBLIC CONSULTATION 
As part of the Part 8 process, the proposed development has been subject to 
public consultation lead by the Land Development Agency (LDA) in collaboration 
with Dublin City Council.  
 
The LDA were first engaged by DCC in 2022 to progress plans in developing the 
strategic landbank at Blubell.  From the early stages of the project, a wide range 
meetings took place with DCC agencies. State agencies and local community 
representatives to develop a better understanding for the site and wider area 
from September 2023 to June 2024.  
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Figure 4-1:   Community & Stakeholder Engagement Summary (Source: Community and Stakeholder 
Engagement Report prepared by LDA, 2024). 

 
The design team led by Henry J Lyons were appointed alongside KMPG Future 
Analytics to assist with key stakeholder engagement and The Bluebell Waterways 
Consultation on draft plans were launched in April 2024.  As part of the 
engagement process, key communication methods were set up including a 
phone line, email and dedicated website – www.bluebellwaterways.ie  
 
A ‘Bluebell Waterways Project – Community and Stakeholder Engagement 
Report’ was published in August 2024 and sets out the engagement results in 
relation to homes, connections, community, environment and sustainability.  
Over 250 people engaged directly (in person) during the consultation process 
whilst others submitted their views and suggestions via other platforms including  
the dedicated website, email and phone line. 
 
All of the feedback received has been carefully considered by DCC and the LDA 
and has informed the design process and strengthened the development of the 
Bluebell Waterways Project.  
 
 
 
 
 
 

http://www.bluebellwaterways.ie/
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5 PLANNING FRAMEWORK 
 

5.1 Consistency with National & Regional Planning Policy 
The key provisions of law, national policy (including relevant Section 28 
Guidelines) and regional planning policy as they relate to the proposed Local 
Authority Own Housing Development is set out in the following sections.  
 
The key policy and guidance documents of relevance to the proposed Local 
Authority Own Housing Development are as follows:  

• Planning and Development Act 2000 (as amended), Part XI 
• Planning and Development Regulations 2001 (as amended), Part 8 
• Affordable Housing Act 2021  
• Housing For All – A New Housing Plan for Ireland (2021);  
• Project Ireland 2040- National Planning Framework First Revision (2025); 
• Climate Action Plan (2025) 
• Eastern and Midland Regional Assembly - Regional Spatial & Economic 

Strategy 2019-2031 (RSES) (2019);  
• Sustainable Residential Development and Compact Settlements 

Guidelines for Planning Authorities (2024); 
• Delivering Homes, Sustaining Communities (2008) and the 

accompanying Best Practice Guidelines - Quality Housing for Sustainable 
Communities;  

• Sustainable Urban Housing: Design Standards for New Apartments 
(2023); 

• Design Manual for Urban Roads and Streets (2019);  
• Urban Development and Building Heights Guidelines for Planning 

Authorities (December 2018); 
• Transport Strategy for Greater Dublin Area 2022-2042; 
• The Planning System and Flood Risk Management (2009); 
• Habitats Directive – Appropriate Assessment (Council directive 

92/43/EEC) – and Birds Directive (Council Directive 2009/147/EC) 
• EIA Directive (Council Directive 2011/92/EU as amended by Council 

Directive 2014/52/EU). 
 
5.1.1 Part 8 Process 
As set out under the Planning and Development Act 2000 (as amended), Part XI 
and the Planning and Development Regulations 2001 (as amended), Part 8, the 
Part 8 process allows for a consenting procedure for works to be carried out by 
or on behalf of a Local Authority. The Part 8 process requires that notice of the 
proposed development be given in an approved newspaper and that a site notice 
be erected on the land on which the proposed development would be situated. 
After the expiration of the period during which submissions or observations may 
be made, a report is presented to the members of the Council within 8 weeks 
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weeks after the expiration of the period during which submissions or 
observations may be made. This report contains, amongst other items, a list of 
the persons or bodies who made submissions, along with a summary of the issues 
raised by them and the Chief Executive's response. The report recommends 
whether the proposed development should be proceeded with as proposed, or 
with amendments or should not proceed. Following consideration of the Report, 
the proposed development may be carried out as recommended in the Report, 
unless the local authority, by resolution, decides to vary or modify the 
development, otherwise than as recommended in the Report, or decides not to 
proceed with the development. 
 
5.1.2 Affordable Housing Act 2021 
The Affordable Housing Act 2021 provides for the following:  

• The provision of dwellings for the purpose of sale under affordable 
dwelling purchase arrangements.  

• To provide for the provision by housing authorities of financial assistance 
to purchase dwellings under affordable dwelling purchase 
arrangements.  

• To provide for dwellings to be made available on a cost rental basis.  
• To provide for funding to be made available for the purchase of dwellings 

in accordance with a scheme of shared equity. 
 

The Affordable Housing Act 2021 also amended the requirement for the number 
of social homes within a development from 10% to 20% of the overall total units 
under Part V of the Planning and Development Act 2000, as amended.  
 
The proposed development provides for a total of 383 no. units of which 149 no. 
units (39%) are proposed for social units.  
 
5.1.3 Housing for All – A New Housing Plan for Ireland 2021 
Housing for All – A New Housing Plan for Ireland, published in September 2021, 
is the Government’s new housing plan to 2030. It provides an overview of the 
existing housing scenario as follows: 
 

• There are not enough houses being built by the State for those who need 
social housing.  

• Housing has become increasingly unaffordable for the ‘squeezed middle’ 
who would once have expected to be able to purchase their own home.  

• Too many people are experiencing homelessness or are unable to access 
appropriate housing.  

• The cost of building housing is too high.  
• Too much vacant housing stock remains unused.  
• Our housing stock needs to be more environmentally friendly. 
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The plan provides for the following key targets / actions, among others: 
• Increased supply of new housing overall, up to an average of at least 

33,000 per year to 2030. 
• An average of 6,000 affordable homes to be made available every year 

for purchase or for rent. 
• Provision of more than 10,000 social homes each year, with an average 

9,500 new-build Social Housing Homes to 2026. 
• Increased contribution by developers under Part V, up from 10% to 20%, 

to include affordable housing and cost rental housing. 
 

The estimated housing demand targets, which form the basis of the Housing for 
All plan’s, have been developed by the Department of Housing, Local 
Government and Heritage (DHLGH)’s Housing Need and Demand Assessment 
(HNDA) model, which has been adapted from the Scottish HNDA.  
 

 
Figure 5-1:   Projected Housing Output (New Build) 2022-2030 (Source: Housing for All, 2021). 

 
In order to provide affordable housing and promote ownership the Housing for 
All 2021 Guidelines have introduced measures including a new national shared-
equity First Home Scheme until 2025, new Local Authority-led Affordable 
Purchase Scheme, the launch of Project Tosaigh through the Land Development 
Agency (LDA), and the introduction of cost rental homes. 
 
The First Home Scheme is available to eligible purchasers of new homes in private 
developments throughout the county where up to 20% equity support will be 
available.  Cost Rental homes is an initiative to provide rental properties at a rent 
only set to cover the financing, building, material and maintenance of the homes 
over a minimum period of 40 no. years.  By 2030, a total of 18,000 cost rental 
homes are to be funded with target rent rates at least 25% below market value.  
Project Tosaigh tasks the LDA to deliver affordable housing, primarily on state 
land, but also with other key actors on other landbanks in order to intervene in 
slow or stalled developments tough various partnerships to unlock and 
accelerate delivery.  
 
The proposed development is consistent with the Government’s Housing for All 
plan and will provide a total of 383 no. new high-quality homes comprising a mix 
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of cost rental and social homes on lands within the Strategic Development 
Residential Area 5 – Naas Road.  The lands are within the ownership of Dublin 
City Council and are being developed in partnership with the LDA.  
 
The proposed development provides for housing contributing to the 
achievement of the targets above in compliance with ‘Housing for All – A New 
Housing Plan for Ireland 2021’.  
 
5.1.4 Project Ireland 2040 -National Planning Framework First Revision 
Project Ireland 2040 is the Government’s plan to ‘re-imagine’ Ireland and prepare 
for the future. The National Planning Framework (NPF) was initially published in 
2018 and following a decision of Government in June 2023, the preparation of a 
revised National Planning Framework was commenced. This was completed in 
early 2025 with the Government approving the First Revision on 8th April 2025 
and subsequently it was approved by both Houses of the Oireachtas. 
 
Project Ireland 2040 seeks to achieve ten strategic outcomes (common to both 
Plans), building around the overarching themes of wellbeing, equality and 
opportunity, including: 
 

1. Compact Growth  
2. Enhanced Regional Accessibility  
3. Strengthened Rural Economies and Communities  
4. Sustainable Mobility  
5. A Strong Economy, supported by Enterprise, Innovation and Skills  
6. High-Quality International Connectivity  
7. Enhanced Amenity and Heritage  
8. Transition to a Low Carbon and Climate Resilient Society  
9. Sustainable Management of Water and other Environmental Resources  
10. 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 Ireland out to the year 2040. 
 
The NPF identifies that between 2022 and 2040 it is expected that an additional 
one million people will live in Ireland. 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. 
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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. Policies within the NPF are structured under National Policy 
Objectives (NPOs). These objectives promote coordinated spatial planning, 
sustainable use of resources, protection of the environment and the Natura 2000 
network.  
 
With regard to sustainable communities the NPF sets out the following NPOs: 
 
National Policy Objective (NPO) 3: 

“Eastern and Midland Region: 470,000 additional people between 2022 
and 2040 (c. 690,000 additional people over 2016-2040) i.e. a population 
of almost 3 million;” (extract) 

National Policy Objective (NPO) 4: 
“A target of half (50%) of future population and employment growth will 
be focused in the existing five cities and their suburbs.” 

National Policy Objective (NPO) 12: 
“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 (NPO) 20: 
“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 (NPO) 22:  
“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.” 

National Policy Objective (NPO) 37:  
“Ensure the integration of safe and convenient alternatives to the car into 
the design of our communities, by prioritising walking and cycling 
accessibility to both existing and proposed developments, and integrating 
physical activity facilities for all ages.” 

National Policy Objective (NPO) 43: 
“Prioritise the provision of new homes at locations that can support 
sustainable development and at an appropriate scale of provision relative 
to location.” 

National Policy Objective (NPO) 44: 
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“Support the provision of lifetime adaptable homes that can 
accommodate the changing needs of a household over time.” 

National Policy Objective (NPO) 45: 
“Increase residential density in settlements, through a range of measures 
including reductions in vacancy, re-use of existing buildings, infill 
development schemes, area or site-based regeneration and increased 
building heights.” 
 

The NPF notes that half of the future (50%) population and employment growth 
is to be included in the existing five cities and suburbs, including Dublin.  The 
proposed development will provided 383 no. high-quality residential homes 
which will assist with the future growth of the city. 
 
The proposed layout has been carefully considered to promote lower car usage 
given the site’s location to high accessibility transport links. The proposed 
development will provide a safe and secure development designed in compliance 
with national, regional and local planning policy.  
 
The development is being proposed by The Land Development Agency (LDA), on 
behalf of Dublin City Council. In respect of the LDA the NPF includes NPO 21 which 
states that ’The Government will support the LDA, in association with Local 
Authorities, to fulfil its statutory mandate to deliver a significant number of homes 
on State lands in major mixed tenure developments, with a particular focus on 
brownfield and infill urban sites in the five main cities and regional centres as a 
priority’. This Part 8 for Bluebell is full aligned with this objective with the LDA 
working with Dublin City Council to deliver significant housing in Dublin. 
 
The proposed development is considered consistent with the National Policy 
Objectives of the Planning Framework 2040 First Revision. 
 
5.1.5 Climate Action Plan (2025) 
The Climate Action Plan 2025 (CAP25) is the fifth annual update to Ireland’s 
Climate Action Plan 2019 and sets out the roadmap to deliver on Ireland’s climate 
ambition. Climate Action Plan 2025 builds upon last year’s Plan by refining and 
updating the measures and actions required to deliver the carbon budgets and 
sectoral emissions ceilings. The Plan provides a roadmap for taking actions to 
reduce greenhouse gas emissions by 51% by 2030 and achieve climate neutrality 
by no later than 2050. 
 
CAP25 strengthens Ireland's commitment to ensuring a just transition through its 
four principle framework, focusing on evidence-based planning, skills 
development, equitable cost distribution, and social dialogue. 
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The Climate Action Plan 2025 includes set of Actions that will support the delivery 
of Ireland’s climate action ambition. These actions are set across a range of 
chapters and disciplines. Appendix 1 to the CAP25 incudes Public Sector Climate 
Action Mandate that highlights the main climate action objectives for public 
bodies and will be reviewed annually.  
 
The proposed development has been designed to assist in achieving actions and 
policies as set out in the Climate Action Plan 2025 (CAP25). 

 
5.1.6 Eastern and Midland Regional Assembly – Regional Spatial & 

Economic Strategy (RSES) 
The Regional Spatial and Economic Strategy (RSES) 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% of 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 subject site at Bluebell is within the Dublin Metropolitan Area (DMA) which 
forms part of the Metropolitan Area Strategic Plan (MASP), as designated by the 
Strategy.   Within the DMA there are 7 no. local authorities including Dublin City, 
South Dublin, Dun Laoghaire-Rathdown, and parts of Fingal, Meath, Kildare and 
Wicklow.  To achieve the overall vision the MASP identifies a number of guiding 
principles of sustainable development within the DMA – 
 

• Integrated Transport and Land Use - To focus growth along existing and 
proposed high quality public transport corridors and nodes on the 
expanding public transport network and to support the delivery and 
integration of ‘BusConnects’, DART expansion and LUAS extension 
programmes, and Metro Link, while maintaining the capacity and safety 
of strategic transport networks. 
 

Section 4.4 of the RSES supports continued population and economic growth in 
Dublin City and suburbs, with high quality new housing promoted and a focus on 
the role of good urban design, brownfield redevelopment and urban renewal 
regeneration.  The RSES is further referenced in section 1.9.6 of the Dublin City 
Development Plan 2022-2028 (page 34) and notes that the MASP supports a 
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sequential approach to residential development with a primary focus on the 
consolidation of sites within or contiguous to Dublin City and Suburbs.  
 
The subject site is well served by public transport with Bluebell Luas Stop and 
Blackhorse Luas stop approximately 440m - 770m from site (c. 5-10 minute walk).  
In addition, there are multiple bus services located on the Naas Road (c.400m) 
and Kylemore Road (c.540m) which is a 5-10 minute walk from the site.  The site 
is located in the ‘City Centre within M50’ strategic development corridor as 
designated by the Metropolitan Area Strategic Plan (MASP) which encourages 
compact growth through providing residential developments in these locations.   
Policy Objectives relating to Housing Delivery include: 
 

• RPO 3.2: “Local authorities, in their core strategies shall set out measures 
to achieve compact urban development targets of at least 50% of all new 
homes within or contiguous to the built up area of Dublin city and suburbs 
and a target of at least 30% for other urban areas.” 

• RPO 4.3: “Support the consolidation and re-intensification of 
infill/brownfield sites to provide high density and people intensive uses 
within the existing built up area of Dublin City and suburbs and ensure 
that the development of future development areas is co-ordinated with 
the delivery of key water infrastructure and public transport project.” 

• 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 ‘Urban Development and 
Building Heights Guidelines for Planning Authorities.” 

• RPO 5.5:“Future residential development supporting the right housing 
and tenure mix within the Dublin Metropolitan Area shall follow a clear 
sequential approach, with a primary focus on the consolidation of Dublin 
and suburbs, and the development of Key Metropolitan Towns, as set out 
in the Metropolitan Area Strategic Plan (MASP) and in line with the overall 
Settlement Strategy for the RSES. Identification of suitable residential 
development sites shall be supported by a quality site selection process 
that addresses environmental concerns.” 

 
The Regional Spatial & Economic Strategy 2019-2030 state that local authorities 
in their core strategies should set out measures to achieve compact growth of at 
least 50% of all new homes within or contiguous to the built up area of Dublin 
City and Suburbs.   
 
As well as calling for increased residential density in the DMA, the RSES 
emphasises the need for healthy placemaking, i.e. “integration of better urban 
design, public realm, amenities and heritage to create attractive places to live, 
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work, visit and invest in” and “sustainable communities to support active 
lifestyles including walking and cycling”. 
 
The proposed development includes for the demolition of existing maisonette 
units and construction of 383 no. apartment units with an overall density of 191 
uph in line with the standards set out in the Sustainable Urban Housing; Design 
Standards for New Apartments’ Guidelines (2023) and the Urban Development 
and Building Heights Guidelines for Planning Authorities (2018).  The proposed 
development provides a mix of tenure type in an existing residential area which 
contributes to the consolidation of Dublin and suburbs as set out in the Eastern 
and Midland Regional Assembly – Regional Spatial & Economic Strategy (RSES) 
and responds to the guiding principles of the Dublin Metropolitan Area.  
 
5.1.7 Sustainable Residential Development and Compact Settlement 

Guidelines for Planning Authorities (2024) 
These Guidelines replace the Sustainable Residential Development in Urban Areas 
Guidelines for Planning Authorities (2009) which in turn replaced the Residential 
Density Guidelines in 1999. 
 
The Guidelines set out policy and guidance in relation to the planning and 
development of urban and rural settlements, with a focus on sustainable 
residential development and the creation of compact settlements.  
 
Density 
Since the publication of the Residential Density Guidelines 1999 and subsequent 
2009 guidelines, planning authorities have been recommended to promote 
increased residential densities at appropriate locations.  The 2024 Guidelines 
note that ‘given the NPF priorities for compact growth […] , the Government 
considers that it is necessary to expand on the number of density bands contained 
in the 2009 Guidelines in order to ensure that densities are efficient while, at the 
same time, tailored to settlement context.’   
 
Table 3.1 of the Guidelines sets out the area and density ranges applicable to 
Dublin and Cork City and Suburbs.  The subject site in Bluebell is considered as 
‘City – Urban Neighbourhood’ as follows: 
 
City - Urban Neighbourhood 
The city urban neighbourhoods category includes: (i) the compact medium density 
residential neighbourhoods around the city centre that have evolved overtime to 
include a greater range of land uses, (ii) strategic and sustainable development 
locations7 , (iii) town centres designated in a statutory development plan, and (iv) 
lands around existing or planned high-capacity public transport nodes or 
interchanges (defined in Table 3.8) – all within the city and suburbs area. These 
are highly accessible urban locations with good access to employment, education 
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and institutional uses and public transport. It is a policy and objective of these 
Guidelines that residential densities in the range 50 dph to 250 dph (net) shall 
generally be applied in urban neighbourhoods of Dublin and Cork. 
 
The subject site is within 1km of frequent Luas and bus services therefore it is 
considered that the site is within proximity to a High Capacity Public Transport 
Node or Interchange.  In this respect, a density of c. 191 uph is achieved within 
the density parameters 50 dph to 250 dph set out above.  In addition, and as 
referenced in footnote 7 above, ‘(ii) strategic and sustainable development 
locations’ refers to Strategic Development and Redevelopment Areas of which 
the site at Bluebell falls within Strategic Development Redevelopment Area 
(SDRA) 5 – Naas Road.  
 
Please refer to Section 6.8 of this Report for further details on proposed density.   
Section 5 of the Guidelines sets out development management standards which 
reinforces that the planning authority ‘is required to have regard to the polices 
and objective of the Guidelines and to apply the specific planning policy 
requirements (SPPRs)’.  
 
The guidelines have introduced 4 no. specific planning policy requirements 
(SPPR) in relation to separation distances (SPPR 1), minimum private open space 
standards for houses (SPPR 2), car parking (SPPR 3) and cycle parking and storage 
(SPPR 4).  SPPR 2 does not apply to the proposed development as it is applicable 
to houses only.  
Further details on the Sustainable Residential Development and Compact 
Settlements Guidelines for Planning Authorities (2024) in relation to the proposed 
development is set out below in Section 6 of this Report.  
 
5.1.8 Sustainable Urban Housing: Design Standards for New Apartments 

2023 
The Sustainable Urban Housing Design Standards for New Apartments 2023 were 
approved by the Minister for Housing, Planning and Local Government and 
published in March 2018 and further updated in 2022, and July 2023.  
 
The Guidelines set out specific planning policy requirements (SPRRs), which 
planning authorities must apply, ‘notwithstanding the objectives and 
requirements of development plans, local area plans and SDZ planning schemes’.   
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. 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 Design Standards for New Apartments (2018) Guidelines updated the 
previous Design Standards for New Apartments (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 December 2022 update of the Guidelines concluded significant changes on 
Build to Rent (BTR) developments. Whilst not removing BTR completely, it has 
been disregarded as a distinct development type and all design standards must 
be in accordance with Appendix 1 of the Guidelines, as per all standard 
apartment development.   
 
The most recent update as of July 2023 includes updates where applicable, 
including the provision for daylight & sunlight assessment.  Updated guidance in 
which daylight & sunlight should be assessed against now includes ‘A New 
European Standard for Daylighting in Buildings IS EN17037:2018, UK National 
Annex BS EN17037:2019 and the associated BRE Guide 209 2022 Edition (June 
2022).  
 
With regard to the above, the proposed development will include for a total of 
383 no. apartments and further alignment with the Sustainable Urban Housing: 
Design Standards for New Apartments 2023 is set out below in Section 6.  
 
5.1.9 Urban Development and Building Heights Guidelines for Planning 

Authorities (December 2018) 
The Urban Development and Building Height Guidelines for Planning Authorities 
2018 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’. 
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Heights proposed in the development range from 5-9 no. storeys which 
effectively integrates with the surrounding existing context consolidating the 
development of this urban residential area. Further details on height and density 
are set out in Section 6.8 of this Report. 
 
5.1.10 Design Manual for Urban Roads and Steets (DMURS 2019) 
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, and updated in 2019. 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. 
 
A DMURS Statement of Consistency has been prepared by CS Consulting Group 
and is submitted to inform the proposed development. 
 
5.1.11 Transport Strategy for the Greater Dublin Area 2022-2042 
The Transport Strategy for the Greater Dublin Area 2022– 2042, 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 
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:  

• Climate change 
• Recovery from the Covid-19 Pandemic  
• Development Patterns 
• Revitalisation of the City Centre and Town Centres  
• Transformation of the Urban Environment 
• Ensuring Universal Access 
• Serving rural development  
• Improving Health and Equality 
• Delivery and Implementation of Transport Schemes 

 
The Greater Dublin Area Transport Strategy 2022-2042 is based on national 
policies and consistent with the National Planning Framework 2040, Regional 
Spatial and Economic Strategy (RSES) 2020, low carbon legalisation and climate 
action plans. The potential impacts of the on-going Covid-19 pandemic, beyond 
the short term, have also been taken in account.  
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Under the proposed BusConnects programme, routes along Naas Road and Long 
Mile Road are proposed to be upgraded with midday frequencies between 60 
minutes and 10-15 minutes.   As part of the NTA Cycle Network Plan for the 
Greater Dublin Area, the Grand Canal Way to the north of the site is proposed to 
be upgraded to a greenway N10 route.  Other public transport upgrades are also 
easily accessible from the site including DART+ and Metrolink.  
 
As such the proposed development is consistent with the objectives of the GDA 
Transport Strategy by developing residential development in proximity to existing 
public transport networks with proposed plans for expansion thereby reducing 
the requirement on the car and encouraging a shift to more sustainable transport 
methods. 
 
5.1.12 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 
Site-Specific Flood Risk Assessment (SSFRA) has been prepared by CS Consulting 
Group. A 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. 
 
The SSFRA states that the site is within Flood Zone C and notes that the site 
historically has no recorded flooding events and predicted flood mapping shows 
low risk of fluvial and tidal flood events and moderate risk of pluvial flood events.   
The proposed development is deemed suitable for the site location in accordance 
with the Guidelines for Planning Authorities on The Planning System and Flood 
Risk Management (November 2009).  
 

5.2 Consistency with Dublin City Development Plan 2022-2028 
The planning policy and context for the proposed development is established in 
national and local policy and compliance with policy is demonstrated throughout 
this report.  This report also considers and outlines the key elements of specific 
local planning policy established in the Dubin City Development Plan 2022-2028.  
The proposed development supports the achievement of DCC Development Plan 
objectives in a number of key areas which are discussed below.  
 
The subject site is located within the administrative area of Dublin City Council. 
The Dublin City Development Plan 2022-2028 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 
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subject lands. Section 6 of this report sets out the proposed schemes compliance 
with the policies and objectives of the Development Plan. 
 
5.2.1 Strategic Context & Core Strategy 
The Development Plan sets out ‘an integrated, coherent spatial framework to 
ensure our city is developed in an inclusive way which improves the quality of life 
for its citizens, and ensures that it is an attractive place to live, work and visit’ 
Section 1.2 of the Development Plan outlines how to achieve this and the 
following is of relevance:  
 

a) Social/Residential – creating a more compact city with a network of 
sustainable neighbourhoods (aligned with the principle of the 15 minute 
city) which have a range of facilities and a choice of tenure and house 
types, promoting social inclusion and integration of all ethnic/minority 
communities. 
 

d)  Cultural/Built Heritage – making provision for cultural facilities 
throughout the city and increasing awareness of our cultural and built 
heritage and promoting safe and active streets through the design of 
buildings and the public realm. 

 
e)  Urban Form – creating a connected, legible and liveable city with a 

distinctive sense of place, based on active streets, quality public spaces 
and adequate community and civic infrastructure. 

f)  Healthy Placemaking - ensuring quality architecture, urban design and 
green spaces to provide quality of life and good health and wellbeing for 
all. 

 
The Core Strategy sets out the key data used to inform the preparation of the 
Cores Strategy as being: 

• Eastern Midland and Regional Assembly: Population Allocation for Dublin 
City Council (July 2020); 

• Department Housing, Local Government and Heritage, Housing Targets 
for Dublin City Council (December 2020). 
 

Table 2-7 of the Core Strategy identifies that the Development Plan must 
accommodate between 20,120 – 31,520 additional persons up to an overall 
population target of between 625,750 and 640,000 by 2028. The housing 
demand calculated sets a requirement for the Development Plan to provide for 
approximately 40,000 housing units between 2022 and 2028. 
 
Section 2.4.1 of the Core Strategy notes that Z1 lands have been identified as one 
of the nine zoning objectives which can accommodate residential development. 
Table 2-8 of the Development Plan sets out the breakdown of zoned lands and 
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primarily accounting for SDRA zoned lands and Key Urban Villages (KUV). It also 
identifies lands for Urban Consolidation on City Centre Sites within the M50, 
which would include the site at Bluebell within SDRA 5.  
 
As such the Core Strategy identifies that there is approx. 550 Ha of zoned lands, 
with a residential capacity of 49,175 units and the requirement of which under 
this development plan is 40,150 units. This results in an exceedance of 23% (or 
9,025 units). 

 
Figure 5-2:   Core Strategy Map (Source: Dublin City Development Plan 2022-2028). 

 
Overall the proposed development has had careful regard to the policies and 
objectives contained within the Development Plan. In particular the proposed 
development supports the achievement of Objective CS07: 
 
The design, layout and open space will result in a high quality community and 
residential environment. Communal facilities have been included within the 
proposed development to serve future residents.   
 
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. 
 
CS07: Promote Delivery of Residential Development and Compact Growth  
To promote the delivery of residential development and compact growth through 
active land management measures and a co-ordinated approach to developing 
appropriately zoned lands aligned with key public transport infrastructure, 
including the SDRAs, vacant sites and underutilised areas. 
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The proposed development, delivered by Dublin City Council and the Land 
Development Agency (LDA), seeks permission for residential development on 
zoned lands within SDRA 5 – Naas Road in accordance with Objective CS07 above.  
Residential Development  Similarly Chapter 5 of the Development Plan relates to 
Quality Housing Objectives.  In particular QHNS 38 & QHSN39 aim to: 
 
QHNS338 – Housing and Apartment Mix 
To encourage and foster the creation of attractive, mixed use, sustainable 
residential communities which contain a wide variety of housing and apartment 
types, sizes and tenures, in accordance with the Housing Strategy and HNDA, with 
supporting community facilities and residential amenities.   
 
QHNS39 – Management:  
To promote efficient and effective property management in order to secure the 
satisfactory upkeep and maintenance of communal areas in the context of the 
Multi Unit Developments Act 2011 and the Property Services (Regulation) Act 
2011. 
 
5.2.2 Land Use Zoning 
The subject site is zoned Z1 ‘Sustainable Residential Neighbourhoods’ which aims 
to ‘protect, provide and improve residential amenities’.  
 
Lands to the north of the site, closest to the grand canal, are within a red-hatched 
Conservation Area with specific objection to protect the Grand Canal Way. The 
red-hatched Conservation Areas (as shown below in Fig. 5-3) does not have 
specific statutory protection but contain areas of extensive groupings of building, 
streetscapes, features such as rivers and canals and associated open spaces of 
historic merit which all add to the special historic character of the city.  

Figure 5-3:   Land Use Zoning Map Set D (Source: Dublin City Development Plan 2022-2028) 
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Permissible and Open for Consideration uses on Z1 lands include: 
Permissible Uses Permissible Uses: Assisted living/retirement home, 

buildings for the health, safety and welfare of the 
public, childcare facility, community facility, 
cultural/recreational building and uses, 
delicatessen, education, embassy residential, 
enterprise centre, halting site, home-based 
economic activity, medical and related consultants, 
open space, place of public worship, public service 
installation, residential, shop (local), sports facility 
and recreational uses, training centre. 

Open for 
Consideration Uses 

Open for Consideration Uses: Allotments, beauty/ 
grooming services, bed and breakfast, betting office, 
Build to Rent residential, café/tearoom, car park, 
civic and amenity/recycling centre, garden 
centre/plant nursery, guesthouse, hostel (tourist), 
hotel, industry (light), laundromat, live/work units, 
media-associated uses, mobility hub, off-licence, off-
licence (part), office, park and ride facility, petrol 
station, pigeon loft, postal hotel/motel, primary 
health care centre, public house, residential 
institution, restaurant, student accommodation, 
veterinary surgery 

The proposed development is in accordance with Z1 ‘Sustainable Residential 
Neighbourhoods’ zoning objective. 
 
5.2.3 Strategic Development Regeneration Area (SDRA) 5 – Naas Road 
The Naas Road SDRA sets out guiding principles for designated lands which are 
broken down into 6 no. key re-development sites, namely: 
 
1. Royal Liver Retail Park  
2. Motor Distributors Ltd Site (Volkswagen Factory) 
3. Nissan Plant Site 
4. Bluebell Avenue  
5. Former Bluebell Road Regeneration Area 
6. Naas Road Industrial Estate and Surrounding Lands  
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The subject site forms part of the Former Bluebell Road Regeneration Area (5) in 
which a masterplan should be prepared to address the following areas: 

• Appropriate interaction with and consideration of the Grand Canal and 
associated conservation area. 

• Consideration of the industrial heritage merits of the filter beds. 
• The potential for the Luas extension to Lucan to be incorporated through 

the site. 
• The potential undergrounding or design mitigation of the existing ESB 

power lines on the western end of the site. 
• Identification of locations suitable for locally higher buildings. 
• The redevelopment of the Former Irish Water and Bluebell Road 

regeneration area will be informed by the Bluebell – A Framework for 
Renewal Plan. 
 

Please refer to the Architectural Design Statement prepared by Henry J Lyons 
which sets out the masterplan approach of the site.   
 

Figure 5-4:   Former Bluebell Regeneration Area - SDRA 5 Naas Road (Source: Dublin City Development Plan 
2022-2028). 
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6 PROPOSED DEVELOPMENT 
 

6.1 Overall Design Rationale  
The proposed development located on a site of c.2.9ha, with a developable area 
of 2ha, will regenerate an existing site between Bluebell Road and the Grand 
Canal (fifth lock) comprising the demolition of existing maisonettes, removal of 
disused water filter beds and allotments and the construction of 383 no. 
apartment units across 5 no. blocks (7 no. individual buildings) ranging from 5-9 
storeys in height.   Please refer to the Architectural Design Statement prepared 
by Henry J Lyons which sets out further details in relation to site context. 
 
There are 36 no. 2-bed existing maisonette units at the southeast of the site 
which are accessed from Blubell Road, a bungalow currently used for community 
use and shed which will be demolished as part of the proposed development.  
The residents of the maisonette units and community facilities ran within the 
bungalow will both be relocated within the proposed scheme. 
 
The proposed development will provide for 383 no. high-quality homes within a 
mixed tenure scheme of 1-bed, 2-bed and 3-bed apartments.  The design of the 
proposed development aims to create a cohesive residential development which 
seamlessly integrates into the existing built fabric of Bluebell and is considerate 
of its surrounding site context.   The proposed scheme will range from 5-9 storeys 
in height whilst remaining respectful of surrounding properties and in accordance 
with the policies and objectives of the Strategic Development Regeneration Area 
SDRA 5.  
 
The design is focused on connectivity and permeability providing a unique 
connection from Bluebell Avenue and to the Grand Canal via cycle and pedestrian 
routes through the scheme and active open spaces.  The landscape strategy aims 
to integrate the proposed development with existing landscape creating a 
network of attractive and usable open spaces.  
 
Existing access is retained from Bluebell Avenue and acts as the primary entrance 
to the site which is designed as a tree-lined avenue within a landscape setting.  
The junction from Bluebell Avenue in line with La Touche Avenue will be 
upgraded from a 3-arm junction to a 4-arm crossroads as part of this application. 
Dispersed throughout the site there are 4 no. pedestrian and cyclist access points 
each with their own distinct character.  
 
The overall layout and landscaping design will provide for a high level of 
residential amenity for future residents and help create a distinct character area 
whilst integrating into the existing residential area of Bluebell.  
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6.2 Thresholds for Planning Application Documentation  
Section 15.2.3 of the Dublin City Development Plan 2022-2028 (Development 
Plan) sets out thresholds for inclusion of various supporting reports and 
documentation based upon the size of a proposed residential scheme. For ease 
of reference, compliance with these thresholds in compliance with the 
Development Plan is set out in Appendix 1. 
 
6.3 Retrofitting and Demolition 
The DCC Development Plan 2022-2028 (Development Plan) notes that the re-use 
of buildings is preferred as a first option rather than demolition and 
reconstruction.   
 
Section 15.7.1 of the Development Plan notes that where demolition is proposed, 
the applicant must submit a Demolition Justification Report setting out the 
rational for the demolition with regard to ‘embodied carbon’.  In this regard, 
Henry J Lyons has prepared a Demolition Justification Report as part of this Part 
8 application.  
 
With regard to demolition and retrofitting, Objective CA6 of the Development 
Plan states: 
 
CA6 – Retrofitting and Reuse of Existing Buildings 
To promote and support the retrofitting and reuse of existing buildings rather 
than their demolition and reconstruction, where possible. See Section 15.7.1 Re-
use of Existing Buildings in Chapter 15 Development Standards. 
 
There are 36 no. 2-bed maisonette units, a bungalow currently used for 
community use and a shed on the site which are proposed to be demolished as 
part of this application. The residents of the maisonette units, and community 
services facilitated from the bungalow, will be relocated within the proposed 
development.  
 
In accordance with Section 15.7.1 of the Development Plan, the options of 
retrofitting and reusing the existing maisonette buildings was analysed and it was 
concluded that demolition outweighs the benefits of retrofitting or reusing the 
maisonettes.  
 
The demolition of the existing maisonettes unlocks the land for a higher density 
development and allows for the construction of 140 no. apartment units within 
the same building footprint as the 36 no. maisonettes. In turn the proposed 
development will achieve a higher density development of 191 uph in accordance 
with national guidelines and the principles set out in the Development.   
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Figure 6-1:   Aerial View of Site with Proposed Demolition (Source: HJL, 2025) 

 
In addition, issues associated with retaining the maisonette buildings included 
damp issues and extensive waterproofing required, remedial works required, 
additional insulation and thermal bridging.  
 
For further rationale on the proposed demolition please refer to the Demolition 
Justification Report prepared by Henry J Lyons.  
 
6.4 Quality Housing  
The Development Plan identifies that the provision of quality homes which 
provide for the needs of the city’s population, and which contribute to the 
making of good, connected neighbourhoods as a key priority. In this regard it is 
the policy of DCC: 
 
QHSN10 – Urban Density  
To promote residential development at sustainable densities throughout the city 
in accordance with the Core Strategy, particularly on vacant and/or underutilised 
sites, having regard to the need for high standards of urban design and 
architecture and to successfully integrate with the character of the surrounding 
area 
 
QHSNO1 - Land Development Agency 
That Dublin City Council will be the lead developer on City Council owned land, 
unless there are exceptional circumstances, and will work with other agencies 
including the Land Development Agency to co-ordinate appropriate State owned 
land and the strategic assembly of public and private land to facilitate 
regeneration, housing and other developments. Priority will be given to social and 
affordable housing. 
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QHSN34 - Social, Affordable Purchase and Cost Rental Housing 
To promote the provision of social, affordable purchase, cost rental and rental 
housing in accordance with the Council’s Housing Strategy, Part V of the Planning 
and Development Act, as amended by the Affordable Housing Act 2021 and 
government policy as outlined in the DHLGH ‘Social Housing Strategy 2020’ and 
support the realisation of public housing. 
 
QHS35 - Diversity of Housing Type and Tenure 
To support local authorities, approved housing bodies and other sectoral agencies 
in the provision of a greater diversity of housing type and tenure, including social 
and affordable housing, new models of cost rental and affordable 
homeownership and co-operative housing. 
 
The subject site is owned by Dublin City Council and is being developed in 
partnership with the Land Development Agency in accordance with Objective 
QHSNO1 above. The site is currently underutilised and presents potential for 
residential development as set out in the Architectural Design Statement 
prepared by Henry J Lyons. A total number of 149 no. social housing units 
(c.39.1%) are provided in accordance with Part V of the Planning and 
Development Act 2000 (as amended), in addition to a diverse mix of affordable 
and cost rental homes.  
 
It is considered that the proposed development is consistent with the objectives 
of the Dublin City Development Plan 2022-2028 set out above.  
 
6.5 Age Friendly Housing and Universal Design  
All developments should strive to cater for all abilities and age groups including 
children, older people and people with a range of disabilities. DCC aim to achieve 
this through the following polices: 
QHSNO11 - Universal Design  
To ensure that 50% of apartments in any development that are required to be in 
excess of minimum sizes should be designed to be suitable for older 
people/mobility impaired people, people living with dementia and people with 
disabilities in accordance with the guidelines set out in the Universal Design 
Guidelines for Homes in Ireland 2015, the DHLG&H’s Design Manual for Quality 
Housing 2022 and the DHP&LG & DH’s Housing Options for Our Ageing Population 
Policy Statement 2019. 
 
QHSN18 - Needs of Aging Population 
To support the needs of an ageing population in the community with reference to 
housing, mobility and the public realm having regard to Age Friendly Ireland's 
‘Age Friendly Principles and Guidelines for the Planning Authority 2020’, the Draft 
Dublin City Age Friendly Strategy 2020-2025 and Housing Options for our Aging 
Population 2019. 
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QHSN22 – Adaptable and Flexible Housing 
To ensure that all new housing is designed in a way that is adaptable and flexible 
to the changing needs of the homeowner as set out in the Lifetime Homes 
Guidance contained in Section 5.2 of the Department of Environment, Heritage 
and Local Government’s ‘Quality Housing for Sustainable Communities – Best 
Practice Guidelines for Delivering Homes Sustaining Communities’ (2007) and the 
Universal Design Guidelines for Homes in Ireland 2015. 
 
QHSN25 – Housing for People with Disabilities  
To support access, for people with disabilities, to the appropriate range of housing 
and related support services, delivered in an integrated and sustainable manner, 
which facilitates equality of outcome, individual choice and independent living. To 
support the provision of specific purpose-built accommodation, including 
assisted/supported living units, lifetime housing, and adaptation of existing 
properties. 
 
The proposed development has been carefully designed to adhere to the 
principles of Universal Design (UD) with 25% of the total units being designed as 
UD friendly.  This is in compliance with Policy QHSNO11 which requires 50% of 
units which exceed the minimum standards to be UD units (50%), this equates to 
25% of the total number of units.  The UD units are distributed proportionally 
between the cost rental homes and social homes. 37 social no. housing units are 
in compliance with UD standards and 59 no. cost rental housing units are in 
compliance with UD standards, all in compliance with Objective QHSNO11 above.   
 
Further details on Universal Design and Age Friendly units are set out in the 
Architectural Design Statement prepared by Henry J. Lyons.  
 
It is considered that the proposed development is consistent with the objectives 
of the Dublin City Development Plan 2022-2028.  
 
6.6 Brownfield, Regeneration Sites and Large Scale Development 
Dublin City Council (DCC) seeks redevelopment of brownfield, regeneration and 
large comprehensive sites around the city which are of sufficient scale to 
differentiate them to the surrounding landscape.   The Development Plan notes 
that the Land Development Agency (LDA) has been established to develop and 
regenerate relevant public land for the delivery of housing and that DCC will work 
with the LDA to activate key sites for housing delivery.  
 
Brownfield sites are generally referred to as previously developed lands that are 
not currently in use and quite often these brownfield sites are located in areas in 
need of regeneration. The site at Bluebell can be classified as a brownfield site 
located in an area in need of regeneration with existing maisonette units which 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report 
 

36 
  

are at the end of their life span as stated under Section 13.7 of the Guiding 
Principle for Key Opportunity Sites ‘Former Bluebell Road Regeneration Area’:   
 
“The maisonette units have reached the end of their lifespan and require either 
retrofitting or rebuilding. The overall site has the potential to deliver a significant 
quantum of residential development, in association with the 
regeneration/redevelopment of the maisonettes site.” 
 
With regard to development on brownfield sites, the Dublin City Development 
Plan 2022-2028 notes the following objectives of relevance:  
 
QHSN4 Key Regeneration Areas:   
To promote the transformation of the key regeneration areas into successful 
socially integrated neighbourhoods and promote area regeneration in parts of the 
city which require physical improvement and enhancement in terms of quality of 
life, housing and employment opportunities and to ensure a balanced community 
is provided in regeneration areas. 
QHSN6 Urban Consolidation  
To promote and support residential consolidation and sustainable intensification 
through the consideration of applications for infill development, backland 
development, mews development, re-use/adaption of existing housing stock and 
use of upper floors, subject to the provision of good quality accommodation.  
 
Policy SC11 Compact Growth: 
In alignment with the Metropolitan Area Strategic Plan, to promote compact 
growth and sustainable densities through the consolidation and intensification of 
infill and brownfield lands, particularly on public transport corridors, which will:  

• Enhance the urban form and spatial structure of the city;  
• Be appropriate to their context and respect the established character of 

the area;  
• Include due consideration of the protection of surrounding communities 

and provide for enhanced amenities for existing and future residents; 
• Be supported by a full range of social and community infrastructure such 

as schools, shops and recreational areas;  
• and have regard to the criteria set out in Chapter 15: Development 

Standards, including the criteria and standards for good neighbourhoods, 
quality urban design and excellence in architecture. 
 

It is proposed that the development will integrate into the existing residential 
area of Bluebell and provide 383 no. high-quality homes, a creche, community 
uses, open spaces and connectivity and linkages.  The development seeks to 
consolidate urban growth on a developable site of c. 2ha and achieving an 
increased density of c.191 uph in accordance with the density parameters set out 
in SDRA 5 – Naas Road.  
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6.7 Residential Development Standards 
The proposed development is fully in compliance with the Dublin City 
Development Plan 2022-2028, as set out in Chapter 15 and where superseded by 
the Sustainable Urban Housing: Design Standards for New Apartments- 
Guidelines for Planning Authorities of July 2023 and Sustainable and Sustainable 
Residential Development and Compact Settlements Guidelines for Planning 
Authorities 2024.  
 
This section of the Planning Report sets out compliance with these standards in 
tandem with the detail set out in the Housing Quality Assessment Table 
(prepared by HJL) which is included with this Application. 
 
6.7.1 Sustainable Urban Housing: Design Standards for New Apartments 

– Guidelines for Planning Authorities 2023 
The Development Plan has brought the relevant standards and requirements 
from the Sustainable Urban Housing: Design Standards for New Apartments- 
Guidelines for Planning Authorities of July 2023 into the Development Plan 
resulting in the two being consistent. 
 
Unit Mix 
The proposed unit mix is in compliance with the mix requirements of SPPR 1 of 
the Guidelines, and Section 15.9.1 of the Development Plan, which states: 
SPPR 1 
Housing 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). 
 
The proposed development includes the following unit mix: 

Unit Type Number of Units Percentage  
Studio 22 5.8% 
1 Bed 131 34.3% 
2 Bed (3 person) 30 7.9% 
2 Bed (4 person) 162 42.4% 
3 Bed 38 9.9%  
Total  383 100% 

Table 6-1:   Proposed Unit Mix (Source: HJL Schedule of Accommodation) 

 
The Development Plan Housing Needs Assessment (HNDA) does not identify a 
specific mix requirement for the subject site.  
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Floor Areas  
The proposed floor areas are in compliance with the amended mix requirements 
of SPPR 3 of the Guidelines, and Section 15.9.2 of the Development Plan, which 
states: 
SPPR 3 
Minimum Apartment Floor Areas: 
• Studio apartment (1 person)    37 sq.m 
• 1-bedroom apartment (2 persons)  45 sq.m 
• 2-bedroom apartment (3 persons)   63 sq.m 
• 2-bedroom apartment (4 persons)   73 sq.m 
• 3-bedroom apartment (5 persons)  90 sq.m 
The proposed residential units meet or exceed the minimum standards for 
apartment sizes.  
 
Compliance with minimum aggregate floor areas and widths for 
living/dining/kitchen rooms and bedrooms is outlined in the Housing Quality 
Audit (HQA) prepared by Henry J Lyons. 
 
Private and Communal Amenity Space 
The Guidelines also require that communal amenity space must be provided 
within a development which can be in the form of courtyards, roof gardens etc.  
The Guidelines states that private amenity space shall be provided in the form of 
gardens or patios / terraces for ground floor apartments and balconies at upper 
levels. Where provided at ground floor level, private amenity space shall 
incorporate boundary treatments appropriate to ensure privacy and security. 
 
Where balconies or terraces are provided, they should be functional and 
screened, have a sunny aspect, and be of a minimum depth of 1.5m in one usable 
length to meet the minimum floor area requirement under these guidelines. 
Private amenity space is provided in the form of balconies/ terraces which either 
meet or exceed the requirements as set out in Appendix 1 of the Guidelines, and 
Section 15.9.8 of the Development Plan, as per below: 
 
• Studio  4 sq.m. 
• 1-bed   5 sq.m. 
• 2-bed (3P)  6 sq.m. 
• 2-bed (4P)  7 sq.m. 
• 3 bed                 9 sq.m. 
At ground level, private terraces are provided with low screen planting, provided 
for privacy and to provide a sense of enclosure. At upper levels, future residents 
can avail of generous balconies.  
 
The Guidelines also require that communal amenity space must be provided 
within a development which can be in the form of courtyards, roof gardens etc.  
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The guidelines require the following minimum external communal amenity areas: 
 
• Studio  4 sq.m 
• 1-bed   5 sq.m. 
• 2-bed (3P)  6 sq.m 
• 2-bed (4P)  7 sq.m. 
• 3-bed   9 sq.m. 
 
The proposed scheme includes for c. 2,589 sq.m of external communal amenity 
areas which meets/ exceeds the requirement of c. 2,399 sq.m as set out in 
Appendix 1 of the Guidelines. See HJL Design Statement for details. 
 
Storage 
The Guidelines state minimum storage requirements as follows: 
• Studio  3 sq.m 
• 1-bed   3 sq.m. 
• 2-bed (3P)  5 sq.m. 
• 2-bed   6 sq.m. 
• 3-bed   9 sq.m. 
 
The Guidelines also require apartment schemes to provide storage for bulky 
items outside of individual units (i.e. at ground or basement level).  This form of 
storage may be used for equipment such as, for example, bicycles or bicycle 
equipment, children’s outdoor toys or buggies. However, such storage does not 
satisfy bicycle parking requirements. 
 
Each apartment unit has at least one number dedicated storage room in 
accordance with the minimum standards set out above.  The larger 2-bed and 3-
bed units have multiple storage rooms in addition to every bedroom across the 
scheme having full floor-to-ceiling length wardrobes. 
 
For further details on storage please refer to the Housing Quality Assessment 
prepared by Henry J Lyons.  
 
Aspect 
With regards to dual aspect units, both the Development Plan and the 
Sustainable Urban Housing: Design Standards for New Apartments, require that 
a minimum of 50% of the overall number of units in a scheme should be dual 
aspect for suburban or intermediate locations, and that a minimum of 33% of 
dual aspect units will be required in more central and accessible urban locations. 
The Development Plan standards, in Section 15.9.3, state that apartment units 
shall be provided with a good level of daylight and sunlight which contribute to a 
high quality living space. It further notes within SDRA’s schemes a minimum of 
33% dual aspects units will only be considered in exceptional circumstances. 
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Where single aspect apartments are provided, the provision of south facing units 
should be maximised with west or east facing single aspect units also being 
acceptable. Living spaces in apartments should provide for direct sunlight for 
some part of the day. North facing single aspect apartments may be considered 
where overlooking a significant amenity such as a public park, garden or formal 
space or a water body or some other amenity feature. 
 
The proposed development is in compliance with the amended mix requirements 
of SPPR 4 of the Sustainable Urban Housing: Design Standards for New 
Apartments and Section 15.9.3 of the Development Plan, which states: 
 
SPPR 4 
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 

 
A total of 48% of apartment units are dual aspect in accordance with SPPR 4(i) as 
it is considered an accessible location (further discussed in Section 5.1.7 above), 
well exceeding the minimum 33% threshold. 
 
Floor to Ceiling Heights 
The proposed floor to ceiling heights is in compliance with SPPR 5 of the 
Guidelines, and Section 15.9.4 of the Development Plan, which states: 
 
SPPR 5 
Ground level apartment floor to ceiling heights shall be a minimum of 2.7m and 
shall be increased in certain circumstances, particularly where necessary to 
facilitate a future change of use to a commercial use. For building refurbishment 
schemes on sites of any size or urban infill schemes on sites of up to 0.25ha , 
planning authorities may exercise discretion on a case-by-case basis, subject to 
overall design quality. 
 
The Guidelines, in Section 3.21, identify that 2.4m is standard good practice 
however 2.7m would be a minimum standard for ground floor apartments but a 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report  

 

41 
 

higher ground floor should be considered where apartments are not proposed at 
ground level. 
 
All ground floor units exceed the minimum floor to ceiling height of 2.7m with 
ground floor to ceiling heights varying from c. 3.1m – c. 3.5m and all units at 
upper levels have a floor to ceiling height of 2.5m.  
 
Please refer to the Architectural Design Statement and Architectural Drawings 
prepared by Henry J Lyons for further details.  
 
Lift and Stair Cores 
The proposed serving lift and stair cores is in compliance with SPPR 6 of the 
Guidelines, and Section 15.9.5 of the Development Plan, which states: 
 
SPPR 6 
A maximum of 12 apartments per floor per core may be provided in apartment 
schemes. This maximum provision may be increased for building refurbishment 
schemes on sites of any size or urban infill schemes on sites of up to 0.25ha, 
subject to overall design quality and compliance with building regulations 
The proposed development has sought to minimise the number of cores and 
maximise the number of apartments on each block with no more than 12 units 
per single core.  Please refer to the Architectural Drawings prepared by Henry J 
Lyons for further details. 
 
The proposed development consists of 5 no. blocks (7 no. buildings) and have a 
maximum of 12 no. apartments per core in accordance with the above. 
 
6.7.2 Sustainable Residential Development and Compact Settlements 

Guidelines for Planning Authorities 2024 
The Sustainable Residential Development and Compact Settlements Guidelines 
for Planning Authorities set national planning policy and guidance in relation to 
the planning and development of urban and rural settlements, with a focus on 
sustainable residential development and the creation of compact settlements. 
As set out in the Guidelines, ‘the ‘Guidelines’ will constitute Ministerial Guidelines 
under Section 28 of the Planning and Development Act 2000 (as amended). 
Section 28 provides that planning authorities and An Bord Pleanála shall have 
regard to Ministerial Guidelines and shall apply any specific planning policy 
requirements (SPPRs) of the Guidelines, within the meaning of Section 28 (1C) of 
the Planning and Development Act 2000 (as amended), in the performance of 
their functions’. As such they may be considered to supersede the Development 
Plan standards. 
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SPPR 1 Separation Distances 
“It is a specific planning policy requirement of these Guidelines that statutory 
development plans shall not include an objective in respect of minimum 
separation distances that exceed 16 metres between opposing windows serving 
habitable rooms at the rear or side of houses, duplex units or apartment units 
above ground floor level. When considering a planning application for residential 
development, a separation distance of at least 16 metres between opposing 
windows serving habitable rooms at the rear or side of houses, duplex units and 
apartment units, above ground floor level shall be maintained. Separation 
distances below 16 metres may be considered acceptable in circumstances where 
there are no opposing windows serving habitable rooms and where suitable 
privacy measures have been designed into the scheme to prevent undue 
overlooking of habitable rooms and private amenity spaces.  
There shall be no specified minimum separation distance at ground level or to the 
front of houses, duplex units and apartment units in statutory development plans 
and planning applications shall be determined on a case-by-case basis to prevent 
undue loss of privacy. 
In all cases, the obligation will be on the project proposer to demonstrate to the 
satisfaction of the planning authority or An Bord Pleanála that residents will enjoy 
a high standard of amenity and that the proposed development will not have a 
significant negative impact on the amenity of occupiers of existing residential 
properties.” 
 
The Sustainable Residential Development and Compact Settlement Guidelines 
for Planning Authorities 2024 set a minimum requirement of a 16m separation 
distance between opposing windows serving habitable rooms at the rear of 
houses, duplex units or apartment units above ground floor level.  In some 
instances, a reduced separation distance may be allowed where there are no 
opposing windows and suitable privacy measures in place. 
 
The proposed development has generous separation distances between blocks 
and in a limited number of locations where the separation distance is less than 
16m the windows are offset to ensure there are no directly opposing windows. 
For further information please refer to the Architectural Design Statement 
prepared by Henry J Lyons (page 58).  
 
SPPR 3 Car parking  
“It is a specific planning policy requirement of these Guidelines that: 

(i) In city centres and urban neighbourhoods of the five cities, defined in 
Chapter 3 (Table 3.1 and Table 3.2) car-parking provision should be 
minimised, substantially reduced or wholly eliminated. The maximum 
rate of car parking provision for residential development at these 
locations, where such provision is justified to the satisfaction of the 
planning authority, shall be 1 no. space per dwelling.  
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(ii) In accessible locations, defined in Chapter 3 (Table 3.8) car- parking 
provision should be substantially reduced. The maximum rate of car 
parking provision for residential development, where such provision is 
justified to the satisfaction of the planning authority, shall be 1.5 no. 
spaces per dwelling.  

(iii) In intermediate and peripheral locations, defined in Chapter 3 (Table 3.8) 
the maximum rate of car parking provision for residential development, 
where such provision is justified to the satisfaction of the planning 
authority, shall be 2 no. spaces per dwelling 

 Applicants should be required to provide a rationale and justification for the 
number of car parking spaces proposed and to satisfy the planning authority that 
the parking levels are necessary and appropriate, particularly when they are close 
to the maximum provision. The maximum car parking standards do not include 
bays assigned for use by a car club, designated short stay on–street Electric 
Vehicle (EV) charging stations or accessible parking spaces. The maximum car 
parking standards do include provision for visitor parking.” 
 
Under SPPR 3 of the Guidelines, car parking in urban neighbourhoods (as 
discussed in Section 5.1.6 above) should be minimised, substantially reduced or 
wholly eliminated with a maximum provision of 1 no. space per dwelling.  It is 
noted that in Table 3.1 of the Guidelines (page 22), that the site is considered as 
a strategic and sustainable development location as it falls with Strategic 
Development Regeneration Area (SDRA) 5 – Naas Road as well as around an 
existing or planning high-capacity public transport node and therefore meets 2 
criteria for substantially reduced car parking.  
 
A total car parking provision of 141 no. car parking spaces are proposed including 
(133 no. resident spaces) which equates to 0.34 no. car parking spaces per 
residential unit in accordance with the maximum provision above. Further details 
on car parking provision are set out below in Section 6.12. Further justification 
for this reduced parkin is set out in the Traffic and Transportation Assessment 
prepared by CS Consulting. 
 
SPPR 4 Cycle Parking 
“It is a specific planning policy requirement of these Guidelines that all new 
housing schemes (including mixed-use schemes that include housing) include safe 
and secure cycle storage facilities to meet the needs of residents and visitors. 
The following requirements for cycle parking and storage are recommended:  

(i) Quantity – in the case of residential units that do not have ground 
level open space or have smaller terraces, a general minimum 
standard of 1 cycle storage space per bedroom should be applied. 
Visitor cycle parking should also be provided. Any deviation from 
these standards shall be at the discretion of the planning authority 
and shall be justified with respect to factors such as location, quality 
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of facilities proposed, flexibility for future enhancement/ 
enlargement, etc. It will be important to make provision for a mix of 
bicycle parking types including larger/heavier cargo and electric bikes 
and for individual lockers.  

(ii) (ii) Design – cycle storage facilities should be provided in a dedicated 
facility of permanent construction, within the building footprint or, 
where not feasible, within an adjacent or adjoining purpose-built 
structure of permanent construction. Cycle parking areas shall be 
designed so that cyclists feel safe. It is best practice that either secure 
cycle cage/compound or preferably locker facilities are provided.” 

 
Long-stay cycle parking is provided at a standard of 1 cycle space per room and 
short-stay cycle parking is provided at a standard of 1 cycle space per 2 units.  A 
total number of 945 no. cycle spaces are provided as part of the proposed 
development which includes 923 no. resident cycle spaces and 22 no. non-
residential cycle spaces which is in excess of the minimum number of bicycle 
parking spaces required under the Dublin City Development Plan 2022-2028. For 
further information on cycle parking provision, please refer to the Traffic and 
Transportation Assessment prepared by CS Consulting and Section 6.12 of this 
report.  
 
6.7.3 Dublin City Development Plan 2022-2028  
Section 15.8 of the Dublin City Development Plan 2022-2028 (Development Plan) 
outlines a number of residential quality standards to be applied to developments 
as follows: 
 
Public Open Space 
Section 15.8.6 of the Development Plan states that the requirement for public 
open space for residential developments shall be a minimum of 10% of the 
overall site area (except for lands zoned Z12 or Z15).  
 

 
 
The proposed development is zoned Z1 ‘Sustainable Residential 
Neighbourhoods’ and provides for a total of c. 2,105 sq.m of public open space 
which equates to approximately 10% of the overall site area.  It is considered that 
the proposed quantum of public open space is in accordance with the 
Development Plan.  
 
In addition a significant portion on the site on the western boundary is provided 
as additional public open space and includes a playground, biodiversity corridor 
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and ped/cycle route. This area accounts for c.27% of the site area. These 
calculations do not include for areas within Luas Reservation and ESB Overhead 
Exclusion Zones. 
 
Security 
New apartment developments should incorporate safe and secure design 
principles throughout the scheme by maximising natural surveillance of all 
common areas, streets and parking areas.   
 
The Development Plan further notes that that the location of entrance doors and 
lobbies should be located in highly visible areas and should be well lit and 
overlooked.  
 
The design of the development is focused on promoting ground floor activity and 
strategically locates all main building entrances beside communal open spaces 
that are well lit to ensure passive surveillance and security.  
 
Ground floor level apartments should be provided with a privacy strip of 1.5m in 
order to provide privacy.  All ground floor apartments are served with a terrace/ 
patio with planting at a minimum 1.5m which screens the apartment and 
maintains privacy in accordance with the Dublin City Development Plan 2022-
2028. 
 
The scheme will be equipped with closed circuit television as part of the overall 
security strategy and we be managed remotely by management.  On completion 
of the development a security assessment will be undertaken to determine 
specific on-site security provisions required.  
 
For further details on security please refer to the Community Safety Strategy 
prepared by Henry J Lyons (within the Architectural Design Statement) and the 
Operational Management Plan prepared by Hooke & MacDonald.  
 
Access and services  
The Development Plan notes that pedestrian and vehicular access points should 
be clearly identified and located in areas that are physically overlooked.  All 
pedestrian accesses should cater for all users including disabled people and the 
elderly.  
 
The main vehicular access point from Bluebell Road is located between, and is 
overlooked by, Blocks 4A/4B and 5 and all pedestrian linkages are well lit with 
public lighting and overlooked by apartment blocks to ensure a level of security 
and passive surveillance. 
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All pedestrian linkages are of a generous width to facilitate all users such as 
wheelchair users and those with buggies.  
 
Refuse storage  
Section 15.9.13 of the Development Plan notes that all refuse storage and 
collection facilities should be provided in all apartment schemes. Refuse storage 
should be accessible to each apartment stair/ lift core and be adequately sized to 
cater for the projected level of waste generation, types and quantities. 
 
In addition, applications for 30 or more apartments should be accompanied by 
an Operational Waste Management Plan.  
 
The proposed development comprises 383 no. apartments. All refuse and 
collection facilities are located at ground floor level in close proximity to each 
stair and lift core. This application for development is accompanied by an 
Operational Waste Management Plan prepared by AWN Consulting Ltd.   
 
6.8 Height & Density 
Appendix 3 of the Development Plan sets out a building height strategy for the 
City.  It notes consideration of what constitutes a tall building can be subjective 
and also depends on surrounding context.  Within Dublin there are three general 
categories of height to be considered: 
 

• Prevailing Height: This is the most commonly occurring height in any 
given area. It relates the scale, character and existing pattern of 
development in an area. Within such areas, there may be amplified 
height. This is where existing buildings within the streetscape deviate 
from the prevailing height context, albeit not to a significant extent, such 
as local pop up features. Such amplified height can provide visual interest, 
allow for architectural innovation and contribute to a schemes legibility. 

• Locally Higher Buildings: These are buildings that are significantly higher 
than their surroundings and are typically up to 50 metres in height. Higher 
buildings can act as Local or District landmarks. 

• Landmark/Tall Buildings: A landmark or tall building is one that is a 
significant intervention in the cityscape and skyline. They are typically 
located in an area that denotes a specific function such as a public 
transport interchange or a key urban quarter/ regeneration site. 
Landmark/tall buildings are typically in excess of 50 metres in height, of 
exceptional architectural quality, can help people navigate through the 
City and form memorable reference points. 
 

The proposed development aligns with the category of Locally Higher 
Buildings as the proposed scheme proposes an overall height ranging from 
5-9 storeys (c. 30.3m) which is higher than its surrounding context.  The site 
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forms part of the Former Bluebell Regeneration Area under SDRA 5 – Naas 
Road of which a height of up to 10 storeys is noted as potential for delivery. 
In addition, the site is within close proximity to public transport corridors 
including the LUAS red line and Dublin Bus services on Naas Road and 
Kylemore Road. 
 
As set out in Table 7-2 below, the proposed scheme is assessed against the 
criteria for assessing proposals for enhanced height, density and scale as per 
Table 3 of Appendix 3 of the Development Plan (page 230) – Please see 
design details in the accompany HJL Design Statement:  
 

Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

1. To promote development with a 
sense of place and character 

Enhanced density and scale should:  
• Respect and/or complement 

existing and established 
surrounding urban structure, 
character and local context, 
scale and built and natural 
heritage and have regard to 
any development constraints, 

• have a positive impact on the 
local community and 
environment and contribute to 
‘healthy placemaking’, 

• create a distinctive design and 
add to and enhance the quality 
design of the area, 

• be appropriately located in 
highly accessible places of 
greater activity and land use 
intensity, 

• have sufficient variety in scale 
and form and have an 
appropriate transition in scale 
to the boundaries of a 
site/adjacent development in 
an established area, 

• not be monolithic and should 
have a well-considered design 

A total height ranging from 5 – 9 
no. storeys is proposed in 
respect of the surrounding 
height context, in this regard the 
taller elements (8 and 9 storeys) 
are located to the north of the 
site overlooking the Grand Canal 
with heights gradually stepping 
down in proximity to 
surrounding buildings.  
The layout of the blocks has been 
carefully considered and are set 
back from the site boundaries 
and surrounding buildings to 
reduce potential visual impact on 
the surrounding context 
including impacts on daylight, 
sunlight and overshadowing.  
A variation of façade materials 
are proposed across building 
elevations providing a diverse 
range of facades to assist with 
the breakdown of scale and 
mass, with set back floors 
appropriately scaled and 
designed.  This allows for more 
varied frontages and streets 
creating a distinct sense of place.  
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

response that avoids long slab 
blocks, 

• ensure that set back floors are 
appropriately scaled and 
designed. 

 
 
 
 
 

2. To provide appropriate legibility  
Enhanced density and scale should: 

• make a positive contribution to 
legibility in an area in a 
cohesive manner, 

• reflect and reinforce the role 
and function of streets and 
places and enhance 
permeability. 

The layout of the proposed 
scheme has been carefully 
considered with a focus on site 
permeability.  The site facilitates 
interconnectivity with the 
entrance point from Bluebell 
Road providing access for 
cyclists, pedestrians and 
vehicles. 
The blocks are designed around 
landscaped areas with a 
generous amount of space 
between each block to create 
permeability for cyclists and 
pedestrians. The block 
arrangement provides passive 
surveillance to these courtyard 
areas, and the Grand Canal, 
providing safe streets and places. 

3. To provide appropriate continuity 
and enclosure of streets and 
spaces  

Enhanced density and scale should:  
• enhance the urban design 

context for public spaces and 
key thoroughfares, 

• provide appropriate level of 
enclosure to streets and 
spaces, 

• not produce canyons of 
excessive scale and 
overbearing of streets and 
spaces, 

• generally be within a human 
scale and provide an 

The urban design context of the 
scheme is based upon promoting 
connectivity and permeability.   
A number of small plazas are 
located in the centre of the 
scheme with pedestrian and 
cyclist linkages from Bluebell 
Road to the Grand Canal.  The 
proposed development has a 
high degree of passive 
surveillance to the Grand Canal, 
the Western corridor, the civic 
plaza and Bluebell Road.  
Active uses are proposed at 
ground floor level including a 
community use at ground floor 
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

appropriate street width to 
building height ratio of 1:1.5 – 
1:3, 

•  provide adequate passive 
surveillance and sufficient 
doors, entrances and active 
uses to generate street-level 
activity, animation and visual 
interest. 

level of Block 2 overlooking the 
Grand Canal.  Emphasis is placed 
on promoting ground floor 
activity by strategically providing 
the main building entrances, 
community amenity spaces, 
creche, and ground floor 
apartments with their own 
private open spaces.  

4. To provide well connected, high 
quality and active public and 
communal spaces 

Enhanced density and scale should: 
• integrate into and enhance the 

public realm and prioritises 
pedestrians, cyclists and public 
transport, 

• be appropriately scaled and 
distanced to provide 
appropriate enclosure 
/exposure to public and 
communal spaces, particularly 
to residential courtyards, 

• ensure adequate sunlight and 
daylight penetration to public 
spaces and communal areas is 
received throughout the year 
to ensure that they are useable 
and can support outdoor 
recreation, amenity and other 
activities – see Appendix 16, 

• ensure the use of the 
perimeter block is not 
compromised and that it 
utilised as an important 
typology that can include 
courtyards for residential 
development, 

• ensure that potential negative 
microclimatic effects 

The building layout has been 
carefully designed to create a 
sense of enclosure around a 
number of small plazaz whilst 
creating a friendly usable space, 
in addition to the more active 
western greenway integrated 
into the development.   
The scheme’s landscape strategy 
aims to integrate the new 
development with the 
landscaping and creating a 
network of attractive and usable 
open spaces.  These open spaces, 
defined as nine character areas 
(refer to the Landscape Design 
Statement prepared by Paul 
Hogarth Company), are linked 
through a number of pedestrian 
and cycle links including a 
proposed greenway along the 
western boundary.   
With regard to microclimate 
effects relevative to the site, a 
Daylight and Sunlight has been a 
key consideration throughout 
the design process and a Daylight 
and Sunlight Assessment has 
been prepared by OCSC as part 
of this Part 8 Application.  
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

(particularly wind impacts) are 
avoided and or mitigated, 

• provide for people friendly 
streets and spaces. 

 
 
 

5. To provide high quality, attractive 
and useable private spaces  

Enhanced density and scale should:  
• Not compromise the provision 

of high quality private outdoor 
space, 

• ensure that private space is 
usable, safe, accessible and 
inviting, 

• ensure windows of residential 
units receive reasonable levels 
of natural light, particularly to 
the windows of residential 
units within courtyards – see 
Appendix 16, 

• assess the microclimatic effects 
to mitigate and avoid negative 
impacts, 

• retain reasonable levels of 
overlooking and privacy in 
residential and mixed use 
development. 

The site layout and building form 
has been designed to minimise 
north facing apartments and to 
take advantage of south facing 
light. The massing of the blocks 
respond to the existing 
conditions of the context 
concentrating the highest 
elements in the northern part of 
the site where the greatest 
carrying capacity exists.  The 
amount of natural light received 
from the units has been 
considered within the design and 
is discussed in the Daylight and 
Sunlight Assessment prepared by 
OCSC Engineers.  
All communal amenity spaces 
are adequately overlooked by 
the proposed apartments. 
Terraces at ground floor level 
and balconies at upper levels 
ensures a good level of passive 
surveillance.   

6. To promote mix of use and diversity 
of activities 

Enhanced density and scale should: 
• promote the delivery of mixed 

use development including 
housing, commercial and 
employment development as 
well as social and community 
infrastructure 

• contribute positively to the 
formation of a ‘sustainable 
urban neighbourhood’ 

The proposed development is a 
residential development 
however elements of social and 
community infrastructure are 
proposed including a creche and 
community spaces. The existing 
‘Bungalow ‘community facility on 
site is proposed to be relocated 
within the proposed 
development. 
This tenure mixed development 
provides a range of apartment 
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

• include a mix of building and 
dwelling typologies in the 
neighbourhood, 

• provide for residential 
development, with a range of 
housing typologies suited to 
different stages of the life cycle 

units ranging from 1 bed units – 
3 bed units.  Each apartment 
block includes a number of 
‘Universal Design Accessible 
Units’ suitable to accommodate 
those with accessibility 
difficulties.  For further details on 
Universal Design Accessible 
Units, please refer to the 
Architectural Design Statement 
and Schedule of Accommodation 
prepared by Henry. J. Lyons.  

7. To ensure high quality and 
environmentally sustainable 
buildings 

• be carefully modulated and 
orientated so as to 
maximise access to natural 
daylight, ventilation, 
privacy, and views to 
minimise overshadowing 
and loss of light – see 
Appendix 16, 

• not compromise the ability 
of existing or proposed 
buildings and nearby 
buildings to achieve passive 
solar gain, 

• ensure a degree of physical 
building adaptability as well 
as internal flexibility in 
design and layout, 

• ensure that the scale of 
plant at roof level is 
minimised and have 
suitable finish or screening 
so that it is discreet and 
unobtrusive, 

• maximise the number of 
homes enjoying dual 

The layout of the blocks has been 
carefully considered and 
designed to minimise north 
facing apartments in order to 
maximise natural daylight.  
The blocks have been orientated 
to exploit solar orientation with a 
high percentage of apartments 
with a corner aspect orientation 
and will also ensure adequate 
amounts of natural light.  For 
details on daylight and sunlight 
please refer to Daylight and 
Sunlight Assessment prepared by 
OCSC.  
The internal walls within the 
apartment units are 
predominantly non-structural 
which provides adaptability for 
future adaptations to internal 
layouts.  The internal 
reconfiguration of units includes 
for generous corridor and door 
widths and circulation space to 
ensure apartments can cater for 
all users.  
All dwellings are designed to be 
Part L compliant with the 
building fabric being high 
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

aspect, to optimise passive 
solar gain, achieve cross 
ventilation and for reasons 
of good street frontage, 

• be constructed of the 
highest quality materials 
and robust construction 
methodologies, 

• incorporate appropriate 
sustainable technologies, 
be energy efficient and 
climate resilient, 

• have appropriate and 
reasonable regard to 
quantitative approaches to 
assessing daylighting and 
sun lighting proposals. 
Where appropriate, 
satisfactory, alternative 
compensatory design 
solutions should be 
provided for a failure to 
meet reasonable 
daylighting provisions, in 
the context of a 
constrained site or securing 
wider objectives such as 
comprehensive urban 
regeneration or an 
effective urban design and 
streetscape solution – see 
Appendix 16, 

• incorporate an Integrated 
Surface Water 
Management Strategy to 
ensure necessary public 
surface water 
infrastructure and nature 
based S UDS solutions are in 
place – see Appendix 13, 

insulated with best practice 
measures employed for 
airtightness and ventilation.  
A Surface Water Management 
Plan has been prepared by CS 
Consulting Group which assesses 
the existing surface water 
drainage infrastructure the 
proposed surface water design, 
SUDS and calculations.  A Flood 
Risk has also been prepared by 
CS Consulting Group and is 
submitted as part of this Part 8 
Application.  
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

• include a flood risk 
assessment - see SFRA 
Volume 7. 

8. To secure sustainable density, 
intensity at locations of high 
accessibility 

Enhanced density and scale should: 
• be at locations of higher 

accessibility well served by 
public transport with high 
capacity frequent service with 
good links to other modes of 
public transport, 

• look to optimise their 
development footprint; 
accommodating access, 
servicing and parking in the 
most efficient ways possible 
integrated into the design 

It is considered that an increased 
density at this site is appropriate 
due to its accessibility to 
frequent public transport 
services.  
The Bluebell Luas stop is located 
approximately a 5 minute walk 
from the site and has a frequency 
of 3-4 minutes during peak times 
towards Dublin Docklands 
(eastbound) and Tallaght/ 
Saggart (westbound).  In 
addition, Blackhorse Luas stop is 
located a 10 minute  walk from 
the subject site with the same 
frequencies as above.  
Within a 5-10 minute walk of the 
site there are Dublin bus services 
located on Naas Road and 
Kylemore Road and connect the 
site to Dublin City Centre, 
Newcastle, Rathcoole, 
Palmerstown and Sandymount.  
Cycle parking and car parking is 
provided at both on-street level 
and undercroft level in order to 
optimise the sites building 
footprint.  

9. To protect historic environments 
from insensitive development 

Enhanced density and scale should:  
• not have an adverse impact on 

the character and setting of 
existing historic environments 
including Architectural 
Conservation Areas, Protected 
Structures and their curtilage 

The site does not fall within a 
histroic setting and there are no 
protected structures or national 
monuments recorded on site. An 
Architectural Heritage Imapct 
Appraisal prepared by Five- 
Seven Architects which 
considered some features on site 
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Performance Criteria in Assessing 
Proposals for Enhanced Height, Density 
and Scale:  

Bluebell Waterways Scheme 
Response:  

and National Monuments – see 
section 6 below. 

• be accompanied by a detailed 
assessment to establish the 
sensitives of the existing 
environment and its capacity to 
absorb the extent of 
development proposed, 

• assess potential impacts on 
keys views and vistas related to 
the historic environment. 

inclding the Canal Wall and filter 
beds. 
 
 

10. To ensure appropriate 
management and maintenance  

Enhanced density and scale should 
• Include an appropriate 

management plan to address 
matters of security, 
management of 
public/communal areas, waste 
management, servicing etc. 

A Property Management 
Strategy has been prepared by 
Hooke MacDonald and is 
submitted as part of this Part 8 
application.  
The Property Management 
Strategy address safety and 
security, management of public 
and communal open spaces, 
waste management and serving.  
CS Consulting Group has 
prepared a Car Parking 
Management Plan has been 
prepared by CS Consulting Group 
and sets out the designation and 
management of car parking 
provided as part of the proposed 
development.  

Figure 6-2:  Assessment for Increased Height & Density (Source: Table 3, Appendix 3, DCC Development Plan) 

 
Density 
Appendix 3 of the Development Plan discusses the influence density has in 
delivering successful development and place making and considers that higher 
densities are appropriate when there is a combination of mixed tenure homes, 
public open space and community facilities.   
 
The Development Plan sets a density range of 100-250 units per hectare for 
developments within a SDRA. Similarly, the Sustainable Residential Development 
and Compact Settlement Guidelines (2024) promotes a density between 50 – 250 
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uph on lands within a ‘City – Urban Neighbourhood’ as set out above in Section 
5.   
 
The proposed development has a density of 191 uph on an overall developable 
site of 2 ha in accordance with both the Development Plan and the Compact 
Settlement Guidelines 2024.  As outlined above, the site is a prime example of a 
site suitable for increased height and density within a Strategic Development 
Regeneration Area and in compliance with Appendix 3 of the Dublin City 
Development Plan 2022-2028 (Table 3 – page 230).  
 
6.9 Materials and Finishes  
Section 15.5.7 of the Development Plan sets out the requirements of Dublin City 
Council (DCC) on materials and finishes, including:  

• To ensure materials and finishes complement the existing pallet of 
materials in the surrounding area. 

• Promote durability to ensure a good visual appearance over time. 
• The design and layout of buildings, together with the robustness of 

materials used in their construction, should be such as to discourage 
graffiti, vandalism and other forms of anti-social activity. 

• To support the use of structural materials that have low to zero 
embodied energy and CO2 emissions as well as the use of sustainably 
sourced building materials and the reuse of demolition and excavated 
materials. 

A key consideration for materials and finishes of the proposed development is to 
link in with the existing material strategy of Bluebell whilst creating a 
development of distinct architectural character.   
 
A selection of four bricks have been selected which complement the texture and 
tone of surrounding buildings. The varied bricks will provide a quality façade and 
assist in breaking down the massing to an appropriate scale, in addition they 
provide for a varied of frontages and streets and avoid large monotonous 
elevations.  
 
For further details on materials and finishes, please refer to the Architectural 
Design Statement prepared by Henry J Lyons.  
 
6.10 Childcare Facility  
A childcare facility is proposed to cater for the needs of the development.  It is 
proposed to be located at ground level of Block 3A with an overall gross floor 
area of c. 289 sq.m. The childcare facility has a secure outdoor play area 
overlooking the proposed greenway to the west of the site.  
 
Guidelines for Planning Authorities on Childcare Facilities (2001) indicate that 
Development Plans should facilitate the provision of childcare facilities in 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report 
 

56 
  

appropriate locations. These include larger new housing estates where planning 
authorities should require the provision of a minimum of one childcare facility 
with 20 places for each 75 dwellings. 
 
The Sustainable Urban Housing: Design Standards for New Apartments 
Guidelines (2023) states that: 
 

“Notwithstanding the Planning Guidelines for Childcare Facilities (2001), 
in respect of which a review is to be progressed, and which recommend 
the provision of one child-care facility (equivalent to a minimum of 20 
child places) for every 75 dwelling units, the threshold for provision of any 
such facilities in apartment schemes should be established having regard 
to the scale and unit mix of the proposed development and the existing 
geographical distribution of childcare facilities and the emerging 
demographic profile of the area. One-bedroom or studio type units should 
not generally be considered to contribute to a requirement for any 
childcare provision and subject to location, this may also apply in part or 
whole, to units with two or more bedrooms.” 
 

The proposed development includes for 22 no. studio units and 131 no. one-
bedroom units which equates to 40.1% of the overall unit mix and are discounted 
from the unit mix in compliance with the above.  As such, the proposed 
development consists of 192 no. two-bedroom units and 38 no. 3-bed units (230 
no. units).  
 
Applying the standard as set out in the Childcare Facilities Guidelines for Planning 
Authorities (2001) of 1 facility of 20 childcare spaces for each 75 units results in 
a requirement for c.61 No. places. 
 
The creche as proposed is c.289 sq.m which equates to c.61 spaces meeting the 
requirements of the proposed scheme. We submit that this crèche will meet the 
needs of future residents considering: the development characteristics, namely, 
the unit mix; the demographic profile of the area; and the existing and permitted 
provision of childcare facilities in the area.  For further details on existing and 
proposed childcare demand and facilities, please refer to the Childcare Facilities 
and School Demand Assessment prepared by Brady Shipman Martin as part of 
this Part 8 application. 
 
6.11 Community and Cultural Uses 
The Dublin City Development Plan 2022-2028 (Development Plan) notes that the 
need for cultural offering will grow in tandem with the continuous growth in 
Dublin.  As part of the Development Plan, a cultural infrastructure study of the 
city was undertaken, and the following polices are in place: 
 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report  

 

57 
 

COU25 – SDRAs and Large Scale Developments  
All new regeneration areas (SDRAs) and large scale developments above 10,000 
sq. m. in total area* must provide at a minimum for 5% community, arts and 
culture spaces including exhibition, performance, and artist workspaces 
predominantly internal floorspace as part of their development at the design 
stage. The option of relocating a portion (no more than half of this figure) of this 
to a site immediately adjacent to the area can be accommodated where it is 
demonstrated to be the better outcome and that it can be a contribution to an 
existing project in the immediate vicinity. The balance of space between cultural 
and community use can be decided at application stage, from an evidence 
base/audit of the area. Such spaces must be designed to meet the identified need.  
*Such developments shall incorporate both cultural/arts and community uses 
individually or in combination unless there is an evidence base to justify the 5% 
going to one sector. 
 
QHSN20 – Community Facilities for People with Specific Planning and Design 
Needs  
To facilitate the provision of community facilities for people with specific planning 
and design needs, such as family resource centres, Traveller resource centres, 
youth centres and youth cafes, skateboarding areas and kids clubs subject to 
compliance with normal planning criteria. 
 
QHSN48 -  Community and Social Audit 
To ensure that all residential applications comprising of 50 or more units shall 
include a community and social audit to assess the provision of community 
facilities and infrastructure within the vicinity of the site and identify whether 
there is a need to provide additional facilities to cater for the proposed 
development. Refer to Section 15.8.2 of Chapter 15: Development Standards. 
 
QHSNO14 – Community Infrastructure Audit SDRAs 
To carry out and maintain an audit of community infrastructure for Strategic 
Development and Regeneration Areas, where appropriate. 
 
The site forms the Former Bluebell Road Regeneration Area under SDRA 5 – Naas 
Road.  As part of the proposed development a total area of c. 2,319 sq.m is 
proposed including c. 651 sq.m internal space and c. 1,668 sq.m of external 
space.   
 
The Internal spaces (c.651sq.m) have been designed to allow for flexibility and 
adaptability to allow for a variety of uses, including the relocation of the 
Bungalow, which will be determined prior to occupation of the future tenant and 
will assist in providing facilities most required by the future population and 
community of Bluebell.  
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The breakdown of community, arts and cultural space is as per below:  
Community, Arts and Cultural Spaces 
Internal Space sq.m 
Block 2 – Community/ Cultural/ Arts Use 1 (Bungalow) 281 sq.m 
Block 3B – Community/ Cultural/ Arts Use 2 86 sq.m 
Block 4B – Community/ Cultural Arts Use 3  268 sq.m  
External Space sq.m  
Bungalow Community Terrace / Garden 157 sq.m 
Community Gardens – Allotments  1,511 sq.m  
TOTAL:  2,319 sq.m 

Figure 6-3:   Proposed Community, Arts and Cultural Spaces (Source: HJL, 2025) 
 
The total amount of community, arts and cultural space provided (c. 2,319 sq.m) 
equates to a total of c. 9.1% of the overall net residential floor area (c. 25,444 
sq.m) which exceeds the 5% requirement set out in Objective COU25 of the 
Development Plan.  There is an existing bungalow dwelling on site which runs 
various community facilities and will be demolished as part of the proposed 
development.  The services and users of the bungalow will be relocated to ground 
floor level of Block 2 with an adjoining external area in the form of a community 
terrace.  
 
In addition, a creche of c. 289 sq.m is proposed as set out in Section 6.10 above.  
For further details on existing and proposed cultural, arts and community spaces 
please refer to the Cultural Infrastructure Audit and the Community and Social 
Infrastructure Report prepared by Brady Shipman Martin. 
 
It is considered that the proposed development is in accordance with the 
Development Plan objectives above.  
 
6.12 Access, Car & Cycle Parking    
 
Site Access and Internal Road Layout 
The primary vehicular access to the site is via a new entrance from Bluebell Road 
at the junction of La Touche Drive which includes for a new pedestrian crossing 
and a secondary access for pedestrians and cyclists from Bluebell Avenue.   This 
junction is currently a 3-arm junction priority junction and will be upgraded to 4-
arm cross-roads in compliance with DMURS and the Cycle Design Manual.  
 
All internal road layouts will be 5m – 6m wide with 2m wide footpaths either side 
in accordance with DMRS.  Further details on vehicular access and the internal 
road layout are set out in the Traffic and Transportation Assessment prepared by 
CS Consulting Group.  
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Cycle Parking 
A total of 945 no. cycle parking spaces are provided as part of the proposed 
development comprising 923 no. resident cycle spaces, 11 no. cycle spaces for 
the creche and 11 no. spaces for community, art and cultural uses.  
 
Long-stay and Short-stay Cycle Parking 
The 923 no. resident cycle spaces are further broken down into 687 no. long-stay 
spaces (resident) and 236 no. short-stay spaces (visitor) including 59 no. cargo 
bike spaces.  A total of 236 no. cycle spaces are provided for short-stay visitor use 
and cycle spaces are located in close proximity to each block to ensure passive 
security.  
 
Creche Cycle Parking  
The creche is served by 11 no. cycle spaces comprising 5 no. long-stay (staff) 
spaces and 6 no. short-stay (visitor/ drop-off) spaces.  All long-stay staff parking 
will be provided in a safe and secure cycle storage area in close proximity to the 
creche and short-stay visitor parking will also be located in close proximity to the 
entrance of the creche.  
 
Community Cycle Parking  
For the community, arts and cultural spaces a total of 11 no. cycle parking spaces 
are provided comprising 3 no. long-stay cycle spaces and 8 no. short-stay cycle 
spaces which will be evenly distributed across the site and in proximity to each 
use.  
 
The proposed cycle provision is in compliance with the Development Plan and 
exceeds the cycle standards as set out in Appendix 3.1.  For further details on the 
proposed cycle parking provision please refer to the Traffic and Transportation 
Assessment prepared by CS Consulting Group.   
 
Car Parking  
Car Parking standards are set out as per the Sustainable Residential Development 
and Compact Settlements Guidelines for Planning Authorities below:  
 
SPPR 3 – Car Parking 
(i) In city centres and urban neighbourhoods of the five cities, defined in Chapter 

3 (Table 3.1 and Table 3.2) car-parking provision should be minimised, 
substantially reduced or wholly eliminated. The maximum rate of car parking 
provision for residential development at these locations, where such 
provision is justified to the satisfaction of the planning authority, shall be 1 
no. space per dwelling.  

(ii) In accessible locations, defined in Chapter 3 (Table 3.8) car- parking provision 
should be substantially reduced. The maximum rate of car parking provision 
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for residential development, where such provision is justified to the 
satisfaction of the planning authority, shall be 1.5 no. spaces per dwelling. 

(iii) In intermediate and peripheral locations, defined in Chapter 3 (Table 3.8) the 
maximum rate of car parking provision for residential development, where 
such provision is justified to the satisfaction of the planning authority, shall 
be 2 no. spaces per dwelling 

 
A High Capacity Public Transport Node or Interchange, as per Table 3.8 of the 
Guidelines, is defined as follows: 
 
High Capacity Public Transport Node or Interchange 
• Lands within 1,000 metres (1km) walking distance of an existing or planned 

high capacity urban public transport node or interchange, namely an 
interchange or node that includes DART, high frequency Commuter Rail, light 
rail or MetroLink services; or locations within 500 metres walking distance of 
an existing or planned BusConnects ‘Core Bus Corridor’ stop.  

• Highest densities should be applied at the node or interchange and decrease 
with distance.  

• ‘Planned public transport’ in these Guidelines refers to transport 
infrastructure and services identified in a Metropolitan Area Transport 
Strategy for the five cities and where a public authority (e.g. National 
Transport Authority, Transport Infrastructure Ireland or Irish Rail) has 
published the preferred route option and stop locations for the planned 
public transport. 

 
The site is considered to be within a City Centre and Urban Neighbourhood and 
is within 1km of a High Capacity Public Transport Node or Interchange as per 
Table 3.1 and Table 3.8 of the Sustainable Residential and Compact Settlement 
Guidelines 2024.    
 
The site is within c. 440m from the Luas red line services on Bluebell Road which 
is served by services every 3-4 minutes during peak times travelling eastbound 
towards Dublin docklands and westbound towards Tallaght/ Saggart.  Naas Road 
is located c.475m from the site and is core bus corridor served by Dublin Bus and 
will be upgraded under the BusConnects programme with an expected frequency 
of every 4 no. minutes.   
 
It is proposed to provide a total of 0.34 no. car parking spaces per residential unit 
resulting in a total of 133 no. residential car parking spaces and a total of 141 no. 
car parking space for the site comprising:  
 
• 53no. internal residential car parking spaces at ground floor (undercroft) 

level within Block 2 and Block 3. 
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• 23no. internal residential car parking spaces at ground floor (undercroft) 
level within Block 4. 

• 57no. on-street residential car parking spaces along the internal road 
network of the proposed development 

• 4no. on-street commercial car parking spaces (creche and community 
facilities) along the internal road network of the proposed development.  

• 4no. on-street car share club spaces located along the internal road network 
of the proposed development.  

 
This ratio is in accordance with the Sustainable Residential Development and 
Compact Settlement Guidelines 2024 which set out a maximum provision of 1 
no. car parking space per dwelling.   
 
This is similar to the Development Plan standards, as set out in Appendix 5 of the 
Plan, which identifies that the site falls within Parking Zone 2 which has a 
maximum parking standard of 1 per dwelling. The Development Plan notes that: 
 
A relaxation of maximum car parking standards will be considered in Zone 1 and 
Zone 2 for any site located within a highly accessible location. Applicants must set 
out a clear case satisfactorily demonstrating a reduction of parking need for the 
development based on the following criteria:  

• Locational suitability and advantages of the site.  
• Proximity to High Frequency Public Transport services (10 minutes’ walk).  
• Walking and cycling accessibility/permeability and any improvement to 

same.  
• The range of services and sources of employment available within walking 

distance of the development.  
• Availability of shared mobility.  
• Impact on the amenities of surrounding properties or areas including 

overspill parking.  
• Impact on traffic safety including obstruction of other road users.  

Robustness of Mobility Management Plan to support the development.  
 
A total of 141 no. car parking spaces will be provided across the site including 133 
no. residential car parking spaces, 4 no. car parking spaces to serve the creche 
and community centre and 4 no. no go-car sharing spaces.  A total of 7 no. car 
parking spaces are disabled accessible car parking in accordance with 5% 
requirement of the Development Plan.  
 
A justification for the reduction in parking from the maximum of 1 per dwelling 
to 0.34 per dwelling is set out in the CS Consulting Transport & Traffic 
Assessment. 
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EV Car Parking 
A total of 70 no. car parking spaces (50% of proposed parking provision) will be 
provided with BEV charging points and will be located within the under croft of 
Blocks 2/3 and 4.   All remaining car parking spaces will be future proofed with 
the installation of ducting and/or cabling if future BEV charging is required.  
 
Full details and justification of the proposed car parking provision is set out in the 
Traffic and Transportation Assessment and the Car Parking Management Strategy 
prepared by CS Consulting Group.  
 
6.13 Open Space & Landscape  
The Dublin City Development Plan 2022-2028 (Development Plan) states that 
Applications of 30+ residential units should be accompanied by a Landscape 
Design Report, in this regard please refer to the Landscape Design Report 
prepared by The Paul Hogarth Company.  
 
Public Open Space 
As stated in the Development Plan the public open space requirement for 
residential developments shall be 10% of the overall site area on all zoned lands 
except for Z12 and Z15 zoned lands.  A total amount of c. 2,105 sq.m of public 
open space is provided as part of the proposed development which equates to c. 
10% of the total site, slightly in excess of the 2,081 sq.m required.  
 
Public open space is located through the centre of the scheme creating a series 
of small plazas and served by a green route which connects from Bluebell Road 
to the Grand Canal. In addition, Bluebell Linear Park is proposed to the west of 
the site and provides a generous amount of additional public open space, of 
c.28% of site area, with a number of mixed-use open space features including 
public play infrastructure and an ecological woodland proposed. In addition 
community allotments are provided in place of existing allotments on the site. 
 
For further details on Public Open Space, please refer to the Landscape Design 
Report prepared by The Paul Hogarth Company.  
 
Communal Open Space 
Communal Open Space is provided in accordance with the Guidelines for 
Planning Authorities – Design Standards for New Apartments (July 2023).  A total 
amount of c. 2,589 sq.m of external communal amenity areas which meets/ 
exceeds the requirement of c. 2,399 sq.m as set out in Appendix 1 of the 
Guidelines. See HJL Design Statement for details. 
 
Communal open space is provided in the form of enclosed courtyards at ground 
level located between Block 1 and Block 5 (c. 1,073 sq.m), and at podium level of 
Block 2 and Block 3A/3B (c. 1,036 sq.m) and Block 4A and 4B (c. 480sq.m).  Each 
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of these courtyards are of a generous size and are appropriately screened from 
overlooking apartments.  
 
For further details on communal open space, please refer to the Landscape 
Design Report prepared by The Paul Hogarth Company, and to the HJL 
Architecture Design Statement.  
 
Play Infrastructure 
Section 15.8.8 of the Development Plan states that applications for schemes of 
25+ residential units should include small play spaces of 85 – 100 sq.m which are 
suitable for toddlers and children up to the age of six years old.  In larger schemes 
of 100 or more apartments, play areas of 200 – 400 sq.m for older children and 
young teenagers should be provided.  
 
There are designated play spaces distributed throughout the site including the 
external creche play area and located within communal and public open space.  
In accordance with the Design Standards for New Apartments (July 2023) the play 
strategy has been designed by The Paul Hogarth Company which allows for an 
appropriate mix of open space play areas.  
 
For further details on the proposed play strategy, please refer to the Landscape 
Architectural Design Statement prepared by The Paul Hogarth Company.  
 
GI28 – New Residential Development  
To ensure that in new residential developments, public open space is provided 
which is sufficient in amenity, quantity and distribution to meet the requirements 
of the projected population, including play facilities for children and that it is 
accessible by safe secure walking and cycling routes. 
 
The proposed development provides a wide range of both private and public 
open space including accessible and safe play infrastructure in accordance with 
Policy GI28 of the Development Plan. 
 
6.14 Sustainable Infrastructure and Flood Risk 
Chapter 9 of the Dublin City Development Plan 2022-2028 (Development Plan) 
sets out policies and objectives for access a broad range of supporting 
infrastructure and services to ensure the growth and development of the City is 
integrated with appropriate provision of sustainable infrastructure.  In relation to 
the proposed development relevant polices are set out below: 
 
SI15 – Site Specific Flood Risk Assessment  
All development proposals shall carry out, to an appropriate level of detail, a Site-
Specific Flood Risk Assessment (SSFRA) that shall demonstrate compliance with: 
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• The Planning System and Flood Risk Management, Guidelines for 
Planning Authorities, Department of the Environment, Community and 
Local Government (2009), as revised by Circular PL 2/2014 and any future 
amendments, and the Strategic Flood Risk Assessment (SFRA) as 
prepared by this development plan.  

• The application of the sequential approach, with avoidance of highly and 
less vulnerable development in areas at risk of flooding as a priority and/ 
or the provision of water compatible development only. Where the 
Justification Test for Plan Making and Development Management have 
been passed, the SSFRA will address all potential sources of flood risk and 
will consider residual risks including climate change and those associated 
with existing flood defences. The SSFRA will include site specific mitigation 
measures, flood-resilient design and construction, and any necessary 
management measures (the SFRA and Appendix B of the above 
mentioned national guidelines refer). Attention shall be given in the site-
specific flood risk assessment to building design and creating a successful 
interface with the public realm through good design that addresses flood 
concerns but also maintains appealing functional streetscapes. 
Allowances for climate change shall be included in the SSFRA. 

• On lands where the Justification Test for Plan Making has been passed 
and where a small proportion of the land is at significant risk of flooding, 
the sequential approach to development will be applied, and 
development will be limited to Minor Development (Section 5.28 of the 
Planning System and Flood Risk Management Guidelines 2009) on the 
portion at significant risk of flooding. There will be a presumption against 
the granting of permission for highly or less vulnerable development 
which encroaches onto or results in the loss of the flood plain. Water 
compatible development only will be considered in such areas at risk of 
flooding which do not have existing development on them.  
 

SI22 – Sustainable Drainage Systems  
To require the use of Sustainable Drainage Systems (SuDS) in all new 
developments, where appropriate, as set out in the Greater Dublin Strategic 
Drainage Study (Vol 2: New Development)/ Greater Dublin Regional Code of 
Practice for Drainage Works and having regard to the guidance set out in Nature-
based Solutions to the Management of Rainwater and Surface Water Runoff in 
Urban Areas, Water Sensitive Urban Design Best Practice Interim Guidance 
Document (DHLGH, 2021). Sustainable Drainage Systems (SuDS) should 
incorporate nature-based solutions and be designed in accordance with the 
Dublin City Council Sustainable Drainage Design & Evaluation Guide (2021) which 
is summarised in Appendix 12. SuDS should protect and enhance water quality 
through treatment at source while enhancing biodiversity and amenity. 
 
 



Bluebell Waterways, Dublin 12 
Part 8 Planning Report  

 

65 
 

SI23 – Green Blue Roofs 
To require all new developments with roof areas in excess of 100 sq. metres to 
provide for a green blue roof designed in accordance with the requirements of 
Dublin City Council’s Green & Blue Roof Guide (2021) which is summarised in 
Appendix 11 
 
SI25 – Surface Water Management  
To require the preparation of a Surface Water Management Plan as part of all 
new developments in accordance with the requirements of Appendix 13 – the 
Council’s Surface Water Management Guidance. 
SI43 – Energy Efficient Lighting  
To require that new developments are appropriately lit and that all public and 
external lighting in new residential and commercial developments use highly 
energy efficient luminaires, with the use of energy saving strategies (such as 
dimming in line with nationally agreed tariffs) encouraged. 
 
A Site Specific Flood Risk Assessment (SSFRA) has been prepared by CS Consulting 
Group and is submitted as part of this Part 8 application.  The SFRA concludes 
that the site is at low risk of fluvial and tidal flooding and at moderate risk of 
pluvial flooding.  After a review of historical and potential flood routes, the 
likelihood of flooding is low, and the site location is deemed suitable for the 
proposed development. A Surface Water Management Plan has also been 
prepared by CS Consulting Group, and accompanies this application. 
 
Various Sustainable Urban Drainage Systems (SuDS) devices have been used 
across the site and integrated within the landscape design strategy and include 
permeable paving, swales, detention basins, rain gardens, blue and green roofs 
and petrol interceptors.  In accordance with Policy SI23 of the Development Plan, 
it is proposed to provide extensive green roofs for all 5 no. blocks, and which will 
account for 72% of the overall roof area.   
 
The total roof area of the proposed development is 8,331m2, and the total green 
roof area proposed for the development’s roof area is equal to 5,980m2. This 
proposal equates to approx. 72% roof area covered with green roofs. It is 
considered that the proposed development is in accordance with policies and 
objectives of the Development Plan set out above. 

 
Public lighting has been carefully considered as part of the proposed 
development using energy efficient lighting where possible.  For further details 
on public lighting, please refer to the Public Lighting Report and layout drawing 
prepared by OCSC Consulting Engineers.  
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6.15 Daylight & Sunlight  
Section 15.9 of the Dublin City Development Plan requires all residential 
developments to be accompanied by an assessment of daylight and sunlight. 
 
The overall configuration and design of the proposed development has been 
influenced by the need to achieve the best possible levels of sunlight and daylight 
penetration into the development.  A Daylight, Sunlight and Overshadowing 
Assessment has been prepared by OCSC Consulting Engineers which analyses 
daylight levels, sunlight levels, private amenity spaces in relation to sunlight and 
potential daylight and sunlight impacts on neighbouring properties.  
 
For further information on daylight, sunlight and overshadowing please refer to 
the Daylight, Sunlight and Overshadowing Assessment prepared by OCSC 
Consulting Engineers.  
 

7 ENVIRONMENTAL ASSESSMENT 
 

7.1 Birds and Habitats Directive – Appropriate Assessment  
An Appropriate Assessment Screening reported has been prepared by Brady 
Shipman Martin. In view of best scientific knowledge this report concludes that 
the proposed development at the Bluebell Waterways site, individually or in 
combination with another plan or project, will not have a significant effect on any 
European sites. This conclusion was reached without considering or taking into 
account mitigation measures or measures intended to avoid or reduce any 
impact on European sites.  
 
It is considered that this report provides sufficient relevant information to allow 
the Competent Authority (Dublin City Council) to carry out an AA Screening and 
reach a determination that the proposed development will not have any likely 
significant effects on European sites in light of their conservation objectives. 
 
7.2 EIA Directive 
Brady Shipman Martin has prepared an Environmental Impact Assessment (EIA) 
Screening Report in relation to the proposed Local Authority Own Housing 
Development in accordance with the requirements of the 2000 Act and the 2001 
Regulations (as outlined hereinafter). 
 
It is considered that the proposed development would not be likely to have 
significant effects on the environment. The main reasons for this conclusion are 
as follows: 

• The nature and scale of the site and the of the proposed development 
are significantly below the stated thresholds of Part 2 of Schedule 5 of 
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the Planning and Development Regulations 2001 (as amended) at or 
above which there is a mandatory requirement for EIA; 

• The location of the proposed development on a previously disturbed site 
which is not particularly sensitive to the environmental effects of 
development of this nature and scale. There are no European sites or 
surface water bodies on the site or in the immediate vicinity. The 
receiving environment is well populated, with residential receptors 
situated in close proximity; however, appropriate mitigation measures 
have been incorporated into the proposal in order to avoid / minimise 
impacts insofar as possible; 

• The development is to be located on lands zoned for such land uses in 
the Dublin City Development Plan 2022-2028, which itself has been the 
subject to Strategic Environmental Assessment (SEA) and AA; 

• The nature of the proposed development is not unusual in the context of 
the receiving environment. The proposed operational use of the 
proposed development is to provide 383 much-needed residential units 
and will comprise an improvement relative to the baseline in terms of 
residential amenity; 

• The demolition and construction phase is expected to give rise to short-
term, slight to moderate and localised environmental effects that are 
typical of urban redevelopment projects of this nature; 

• The scale of the proposed development is consistent with the prevailing 
skyline / building height profile in the receiving environment; 

• The availability of surface water services to serve the proposed scheme; 
• According to the confirmation of feasibility letter included at Appendix B 

of Engineering Services Report (CS Consulting Group, 2024) a connection 
to the Uisce Éireann’s foul network can be facilitated subject to site 
specific comments; 

• The location of the proposed scheme outside of any sensitive location 
specified in Article 299(C)(1)(a)(v) of the Planning and Development 
Regulations 2001 (as amended); 

• The features and measures proposed to avoid and prevent what 
otherwise might be potentially significant effects on the environment, 
including the measures identified under Section 4.2.12 Environmental 
Protection Measures of this EIA Screening Report; 

• The likelihood of no significant environment effects arising as noted 
under Schedule 5, Part 2, paragraph 10(b)(i), 10(b)(iv) and 14 of the 
Planning and Development Regulations 2001-2024; 

• The information on the proposed scheme provided in accordance with 
Schedule 7A of the Planning and Development Regulations 2001-2024; 
and 

• Having regard to the criteria set out in Schedule 7 of the Planning and 
Development Regulations 2001-2024. 
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Therefore, it is recommended that, having regard to the information set out 
above, the Competent Authority (DCC) may reach a screening determination that 
there is no real likelihood of significant effects arising as a result of the proposed 
development; and, therefore, that environmental impact assessment and the 
preparation of an environmental impact assessment report is not required. 
 

8 CONCLUSION 
 
This Planning Report has been prepared on behalf of the Land Development 
Agency (LDA) for development at Bluebell, Dublin 12, in collaboration with Dublin 
City Council (DCC). The proposed development includes for 383 no. apartment 
units ranging from 5-9 no. storeys in height placed within 5 no. blocks with a 
creche and 3 no. community spaces.   
 
This Planning Report demonstrates compliance with national, regional and local 
planning policy context. At a national and regional level, this report 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 2022-2028 is demonstrated above.  
 
It is respectfully submitted that the proposed development will provide an 
appropriate form of high quality residential development on lands designated for 
significant regeneration within the Strategic Development Regeneration Area 
(SDRA) 5 – Naas Road, under the Dublin City Development Plan 2022-2028.  
 
In conclusion, it is respectfully submitted that the proposed development 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 proposal should be approved by Dublin City Council.  
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Appendix 1- Thresholds for Planning Application Documentation    
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