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INTRODUCTION
Clongriffin Community Association have given consideration to the plans submitted to An Bord Pleanála
(Clongriffin SHD 1 & SHD 2) in addition to the application recently submitted to Dublin City Council (Ref 3894/19).
It is our view that these three applications must be viewed together as one, as they essentially comprise of a
proposed substantial revision of the Clongriffin Local Area Plan.
The level of documentation contained within these applications is vast, which perhaps is not entirely surprising
given the scale of the application, however, the result of this is that individuals and community groups such as
ourselves will struggle to analyse the proposal in detail. In addition, given the scale of the proposal, professional
assistance from town planners becomes prohibitively expensive. The very tight timeline to respond to
something of this scale further exacerbates these problems. That being said we have reviewed the documents
and have set out below the high-level issues as we see them, but we are very much dependent on An Bord
Pleanála to rigorously examine the finer details of the application.
The lands in questions represent the most important areas of the Clongriffin SDZ. Development of this area must
deliver on the objectives of the LAP, City Development Plan and must facilitate development of a successful
urban area. Where the vision of developer is not sufficiently ambitious, it is the responsibility of ABP and DCC to
ensure that necessary alterations are incorporated into the plans. This is particularly important, as with a limited
land bank and structured urban design, the land is 100% allocated at time of planning. If something is omitted
from this design, there is not possibility to fit it in retrospectively. It should be noted that plans for areas such as
Baldoyle Stapolin LAP and development in areas such as Drumnigh etc. rely on Clongriffin to provide amenities,
employment and essential services.
The original plan of Clongriffin was to be a vibrant, mixed-use development with high density residential,
substantial levels of employment and high-end retail and community facilities. Some of the retail space,
transport infrastructure was delivered, along with a number of residential units before the crash in 2007. Since
then, all development in the area has been solely residential. The three applications under consideration
represent the completion of most of the remaining land. The applications, however, have stripped out much of
the essential aspects required to make Clongriffin a success. The total level of residential development in
Clongriffin was only approved based on the provision of employment and services. These are still outstanding,
are effectively owed to the Northern Fringe to justify the existing development in the area, and must be a
requirement to allow any further large-scale development in Clongriffin. The observations contained in this
document are all based on common sense and nothing outlandish is proposed. In the most part, we are not
seeking for additionalities, but arguing that the original intent of the town be retained. The table below lists the
services included in the original plan for the town and contrasts this with those delivered and proposed. In
summary, it is a removal of services in place of additional residential units.
Our Observations fall under the categories of Employment, Community Facilities, Schools, Transport, quality and
density of housing units delivered.
The level of documentation, planning history and number of units and uses is overwhelming, so three blocks
are outlined below, their original intention versus the current proposal.
Block 17 - The tallest Building in North Dublin
This iconic building was intended as a landmark building which could be home to a flagship office of a highprofile company. Being far taller than any building within sight, this was to announce Clongriffin as a serious
place of business. Originally planned at 12 storeys with 9,500m2 of office and 700m2 of retail, this building
alone would deliver approx. 900 jobs to Dublin 13. Plans were amended in 2007 to change height to 14 storeys
comprising 7,600m2 of office and 1,400m2 of retail and café use. In 2017, however planning was granted for a
wholesale change of use of this building to apartments and short-term lettings. The only justification for
change was as follows (which is untrue and unconvincing) “4.4 The current proposal seeks to have the tower
residential. There is no demand for large scale commercial office buildings in out of centre locations.”
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Decision notice stated “9. While the LAP has no set mix or matrix for the type of uses within the town centre
area and wider town area it is requested that the applicant provide an outline of the potential future
development mix of the Clongriffin area - noting that to date only c.19,500m² of the c.100,000m² nonresidential uses has been constructed.”
Therefore the change of use of block 17 cannot be taken as precedent for removing the commercial core of
the town, as upon granting the change of use, An Bord Pleanála clearly intended the commercial function of
Clongriffin to be retained.
Block 28
Block 28 has a live grant planning permission (5470/08 and 5470/08/x1) for 75 apartments, a supermarket
(1490sqm) retail (140sqm) and fitness centre, including swimming pool, (2960sqm). This permission also
includes a pedestrian footbridge to Block 12 to make use of the ample car parking in Block 12. The Applicant
seeks to change this use to residential (122 units) and retail (675sqm) and a gym (254sqm). They have provided
no reason for the change in use. Furthermore, the planning history is inaccurate in that it omits reference to
the leisure facility (11.6 times the size of that now proposed) and omits the original purpose of this site as a
bus set-down area. When application 5470/08 was granted, the Planning and Development Department
stated:
“The proposed mix of uses of retail (supermarket, individual shop units), offices and Gym/ fitness centre in
Block 28 is generally consistent with town centre type development and consistent with the zoning objective
and North Fringe Action Area Plan.”
It follows that the current proposal under the SHD be consistent with zoning objectives and wider city planning
considerations. The Applicant has provided no justifications for these changes whatsoever and has
demonstrated a lack of due consideration in this application.
Blocks 13 and 15
Blocks 13 and 15 at first glance appear to hold true to their intended purpose by retaining a cinema and office
space, but the key commercial, retail and leisure purposes have been dramatically reduced in this proposal.
These are considered together as one case study here as the cinema is proposed to move from Block 13 to
Block 15. A side-by side comparison of the sum of the two blocks is given below, showing how the focus has
moved very much to residential rather that sustainable mixed use as originally planned:

Residential
Retail
Office Space
Restaurants/Café
Community Centre
Childcare
Cinema
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Original (Sq.M)
107
5,472
10,373
1,593
619
280
7,667

Proposed (Sq.M)
279
2,048
4,736
757
342 (Moved to block 4)
nil
5,253

EMPLOYMENT
OFFICE SPACE
The original Planning Application for the town (Ref 0132/02) provided for approx. 44,036 Sq.M of office space
which, under these applications, could fall to approx. 12,350 Sq.M (3,882 Sq.M already granted as per Ref
4054/16 & 8,468 Sq.M now proposed). This is only 28% of the original amount proposed for the town, back
when it was referred to as “Capital North”.
The Applicant has offered no justification behind the removal of more than 30,000 m2 of office space. This
represents a wholesale change of the strategic intent of the town of Clongriffin from a vibrant hub of North
Dublin to a purely residential centre. It is unrealistic to expect ABP to believe that there is less demand for office
space in Clongriffin than when the plans for Clongriffin were initially drawn up. This is why the applicant has
failed to offer any explanation for the removal of this space: it is unjustifiable
Instead, the developers are looking to replace this office space with more apartments, thus increasing the
population further, decreasing the employment opportunities in a part of Dublin desperately lacking in office
based employment options and exacerbating the local transport and infrastructure problems further. This is a
wholesale change to the LAP 2012-18 (extended in 2017 for a further 5 years) which was to provide for an
employment base in the town and to also serve the wider area. Much of the proposed employment is retail and
leisure based roles which tend to employ less people per square foot and offer a much lower pay scale.
This is a designated Strategic Development & Regeneration Area and as such is to provide for Z6, enterprise and
employment development (“Primarily office based industry & business technology parks”). The result of this
removal, however, will ensure that Clongriffin can only but become another dormitory, residential, town with
ancillary retail, similar (although larger) to virtually every town in North East Dublin.

THE COMMUTE TO WORK:
According to Transport Infrastructure Ireland, in 2016 journeys southbound on the M50 in the morning take 60
Minutes to run the full length of it, where as it takes 40 minutes to go the same distance northbound. In the
evening it takes 75 minutes to travel northbound and only 50 minutes to travel southbound. That is a full 50%
longer commute than those who reside on the south side of the city. Add that up over a typical workers say 47
weeks of work per year x 5 days and it amounts to 176.25 wasted hours or the equivalent of 11 waking (16 hour
days). It also means that residents on the north side of the city are having a far more detrimental effect on the
environment through fuel consumption, which, is clearly not sustainable. See tables below
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We question why this is so imbalanced.
According to “Ireland 2040 -National Planning Framework – Stage One Submission -Promoting Balanced
Development in the Greater Dublin Area – March 2017” by Genvest, there is an enormous gap between the
amount of Grade A office space provided in the southern suburbs of Dublin versus the northern suburbs. This
report is attached in Appendix A. We have included two bars for the North Dublin suburbs. One including for
East Point Business Park and one excluding it as it is effectively a city centre or edge of city office park as opposed
to a true suburban office park.

Currently the population south of the Liffey is 8% larger than that in the north but this is likely to reverse in the
coming years with the population in North Dublin (Fingal particularly, which abuts Clongriffin on two sides)
expanding rapidly due to the larger level of zoned residential land.
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Despite these disparities, South Dublin (as of March 2017) had 8 times the amount of office space in the planning
stages than that of North Dublin. Therefore, this imbalance will be exacerbated with the resident population
growing on one side of the city while employment opportunities grow on the other. This surely is the definition
of unsustainable development and the existing infrastructure, already under pressure, is unlikely to be able to
deal with this. There is no radial public transportation infrastructure in Dublin and travelling from North to South
through public transport to these business parks would take a very long time. Therefore, the number of people
looking to drive will increase and the M50 will become even more congested heading Southbound in the
mornings.

So what is the solution?
The solution is the development of more modern office spaces in the northern suburbs of Dublin and at a pace,
which can match the speed of the expanding population.
As can be seen from all of the large successful office parks in South Dublin there are some key ingredients that
they all have.
-

High capacity rail based public transportation
Good access to the M50
Mixed use areas with a high-density resident population and ancillary retail, leisure, food and beverage
offerings
Access to a high quality, diverse workforce
As things stand, there is only one place in North Dublin that can effectively tick all of these boxes. That place is
Clongriffin.
Rail - The only existing rail service in northeast Dublin is the Dart / Northern Commuter line. The Metro North
may arrive in years to come but we cannot wait until that undetermined time. In addition, the bulk of the
population is located along the coast / Dart / Northern Commuter line from Clontarf to Dundalk and they will
not have access to any business parks on the Metro line via rail.
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Bus-Connect – in addition to the rail links, the number 15 bus which travel every 10 minutes to the city centre
at peak hours serves Clongriffin. While this service is very slow reaching the city centre at peak hours it is likely
far less congested in the opposite direction. This adds connectivity all along the Malahide Road from Norther
Cross to the city centre. The Bus Connect plan includes a link from Clongriffin to the city centre along the
Malahide Road, in addition to new services from Beaumont/DCU, Howth and Swords. While Bus Connect may
not proceed, it may be viable to instate the local services if the office development took place in Clongriffin at
scale, regardless. Combined with the rail service this would then arguably be the best-connected town via public
transport in North Dublin.
Roads - Clongriffin is located only an approx. 8 minute drive from the M1/M50 junction. If the much needed
East/West relief road, presented at the original public consultation for this development earlier this year, is
provided this could then shorten journey times to perhaps 5 minutes.
Mixed Use Development - Clongriffin and the surrounding areas will contain a high-density residential
population, with a mixture of private and rental accommodation. There is already a large amount of retail space
available for tenants.
Workforce – Fingal County has as many professional residents and Dun Laoghaire Rathdown (Genvest Report –
Appendix A). See summary breakdown extracted below. Many of these people are located in the more affluent
suburbs surrounding Clongriffin including Howth, Sutton, Portmarnock and Malahide. Indeed Clongriffin &
Balgriffin also have a growing professional populace. These people have few opportunities to work within the
area and the vast majority are therefore commuting to the City Centre or to the south suburbs.

Looking at the above factors it is clear that Clongriffin has scope to become a very successful office location:
-

There are no other large undeveloped sites along the Northern Commuter line, which are also in close
proximity to the M1/M50 that could possibly accommodate large-scale office park development.
There are no existing competing office parks along the northern commuter rail line.
The public transport infrastructure could become the best in North Dublin. While it is overcrowded at
present, it is almost entirely empty travelling in the opposite direction.
There is a large and rapidly growing workforce who would no doubt welcome the opportunity to reduce
or eliminate their commute.

8|Page

-

Due to the lack of local competition, employers locating here can take their pick of the best of this high
quality workforce.
The retail space available and the public parks in the area could increase the appeal of this location over
other office parks in North Dublin, which are not as well served by these facilities.
SUBURBAN OFFICE DEMAND
The economy has improved significantly in the last number of years. The Society of Chartered Surveyors of
Ireland (SCSI) Annual Commercial Property Report Outlook 2019 cited as one of the key factors impacting on the
office market in 2018 a “Shortage of suitably sized, suitably located and modern office space were the dominant
factors impacting on the market in 2018, each ranked in the top three factors by between 50% and 60% or
respondents.” At present, office space in Dublin is in high demand.
According to Knight Franks Dublin Office Market Overview Q2 2019, suburban locations made up 29% of all
take up recorded.
Take up in North Dublin however is very low and appears to vary at between only 2-5% per quarter with Q2 2019
representing only 2% as set out below.

This statistic is however hardly surprising given the lack of supply of space generally as set out above and
particularly the lack of supply of virtually any office space along a major rail line.
While there is some existing office space located at Northern Cross, this is a 35 minute walk from the nearest
rail station and is only served by a limited number of buses, mostly from areas which already also serve
Clongriffin by the same or other means (excluding swords). It is therefore not well connected and as a result is
unlikely to appeal to office occupiers to nearly the same degree.
Clongriffin will be only an extra approx. 3 minutes further by car from these roads but will benefit from the
number 15 bus (to be merged with 27) in addition to potential new routes to Swords, Beaumont/DCU and
Howth. It will also be on the dart line and northern commuter line in addition to the main line to Belfast. No
other location, in the vicinity, could offer this particular level of high quality connectivity in North Dublin.

CLONGRIFFIN OFFICE DEVELOPMENT & PROMOTION
The original planning granted for the site provided for 2-landmark office building of 8 and 12 storeys each. The
planning for these blocks has now been amended to provide for residential use and removes the office space.
If individuals had known at the time that significant changes were to be made, down the line, affecting heavily
the overall plan for office development, it is likely that the resistance to the plans would have been far greater.
These high profile office buildings would have sent out message to organisation that Clongriffin is a major place
of business. In order to give the town a reputation as a place of business much of the future office development
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should be located along the rail line and ideally, the original landmark office building should be reinstated as
was originally planned.
At present, there is space within Clongriffin with planning consent for office use of 3,882 Sq.M which is located
above the intended supermarket unit. This, we understand, is currently owned by the Applicant.
Unfortunately, for some reason this considerable office space does not appear to have been advertised as
available. There are no signboards outside the building, there are no advertisements online and we are not
aware of any specialist commercial agent appointed to promote this space.
In the absence of any discernible promotion or advertisement of available commercial space, there appears to
be no reasonable prospect of utilising, to our advantage, this sizeable asset that is situated in the heart of the
town. This indicates a significant missed opportunity on behalf of the Applicant in respect of the apparent failure
to capitalise fully on the commercial space, which was built at an earlier stage of the planning process in order
to bring growth, employment, and economic opportunity to Clongriffin. If it is not advertised, how are individuals
to know it exists as an available opportunity?

The concern of the residents in this instance is the vulnerability of the town in terms of external factors, which
could influence the area in a detrimental fashion. It is now more than a decade since the last recession and this
commercial space continues to remain unoccupied. Should a further recession occur in the near future, or
should the Applicant fail to adequately utilise and/or promote the further commercial space which is mooted
for construction in said planning applications (which is wholly inadequate), the residents of Clongriffin will have
visited upon them a large residential development with little or no economic identity or employment
opportunities. This places the town at significant risk of becoming a most undesirable place to live.
In addition, the LAP cites the Hammerby Sjostad district in Stockholm as an example of ‘best practice in
sustainable design and planning’, where objective SS04 explicitly states the importance:
‘To facilitate the provision of employment uses in close proximity to residential areas, to increase the opportunity
for working close to the home (and thereby reducing the extent of work related commuter journeys)’
DCC has already acknowledged the importance of implementing sustainable employment in this area, and it
would be negligent of ABP and in turn DCC to ignore these facts.
In summary, the scale of the residential units proposed is too vast and is wholly disproportionate to the scale of
commercial space that is proposed. What we are looking for is not an increase of local employment, but the
delivery of the original vision for Clongriffin and not to be pushed aside purely because of the current popularity
of BTR. Clongriffin should be developed as a major employment centre, with office development well in excess
of that originally planned.

RETAIL & LEISURE
There is a significant amount of retail space in the town already, however, there is also a high percentage of
vacant floor space, 82% as per The Economic & Retail Study 2018. The same study indicated approximately 64%
of units are vacant, which is significantly above the DCC average of 13.6% (see table below). The main reasons
highlighted within the report are, lack of commercial visibility as units are out of sight, isolation and a lower
socio-economic background of the population. Many of these units have been unoccupied for 10 years or
more.
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Table 3.4, Economic and Retail Study Belmayne, Clongriffin 2018
That being said, it is difficult to see how future successes can be expected in relation to retail units given the lack
of balanced development and road infrastructure proposed in these applications.

Road Access - The town is located down a “cul-de-sac” at present. While a road is proposed over the rail line to
the east, this is to be for public transport only. There is no through access to the south. A roadway to connect
northwards from the end of Marsfield Ave near the rail line, through to the Moyne Rd and onwards via a new
route to the M1/M50 junction was proposed in the initial consultation on this development a few months ago,
this does not now appear to be mentioned in the application. This roadway would have opened the town centre
up to the large growing populations in Portmarnock and Kinsealy but instead the town will remain at the end of
cul-de-sac, in an area with increasing traffic congestion and will struggle to attract the required customers.
Limited Trading Window – Given the planned elimination of the majority of the offices in the town, the daytime
footfall required to support retail ventures is unlikely to improve in any meaningful way. Consequently, the
trading window for small retailers, restaurants and so on will be limited to evenings and weekends only. This is
likely to result in continued vacant retail spaces, to which more does not need to be added. Indeed this is
recognised in the Dublin City Development Plan 2016 – 2022 where under 14.8.4 District Centres, it states that
“To maintain their role as district centres, new development should enhance their attractiveness and safety for
pedestrians and a diversity of uses should be promoted to maintain their vitality throughout the day and
evening.”
Disposable Incomes – As the majority of the town would comprise of renters, should this planning be granted,
then disposable incomes are likely to be lower. This is due to the very high cost of rents in the area versus
potential mortgage costs to an owner-occupier. The cost of renting is almost double that of a mortgage for an
equivalent property. In addition, a mortgage holder would be building equity and would eventually own the
property outright, giving them far more disposable income from that point forward and the potential to have a
good quality of life in retirement. On the other hand and individual renting accommodation will not be building
any equity. They will never get past having a housing cost and in all reality will struggle to save for a pension. In
fact, we estimate that if the average interest and inflation rates over the past 20 years were to apply for the next
50, an individual renting would pay 6 to 7 times the property cost that an owner-occupier would pay for a similar
property.
The Economic and Retail Study undertaken by AECOM indicated, “Of those people in work, examination of their
occupational status reveals that the area is under-represented by the number of professional occupations (11%
V 21% across the City). So too, as a corollary of the latter finding, there is an overrepresentation of people
employed in the lower income occupations such as (i) Caring, Leisure and Other Service (ii) Sales and Customer
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Service and (iii) Process, Plant and Machine Operatives. These occupations account for a quarter of the jobs in
the area compared to 17% in Dublin City Council.”
Coupled with the limited employment opportunities to be provided in the town i.e. lower paying, primarily
minimum wage retail/leisure roles, the level of disposable income for residents of Clongriffin is likely to be far
lower than other areas. As such large-scale small business would likely struggle to survive. In addition to this,
retail employment is in decline already due to robotics, computerisation and online shopping.

HOTEL
There is little to attract people to visit Clongriffin at present. This may explain why the previously granted
Aparthotel of 3694sqm, was unable to succeed, a portion of which has since been converted into residential
units. It seems unlikely that this will change with purely residential and ancillary retail development. A large
office park, given its proximity to the airport however, could work quite well. In the absence of potential for
future success, it is difficult to see how this could work as a viable commercial operation.

COMMERCIAL CONCLUSION
In conclusion, the applicants suggestion that there are large centres of employment nearby (aside from the City
Centre) does not hold water. The centres mentioned are small in scale relative to the wider population or are
primarily industrial parks which employ low numbers of people relative to their floor area and often provide,
low paying jobs. They are also remote to this proposed high density area.
The potential for a large scale office e park clearly exists here
Suburban office development of scale requires an ecosystem to succeed which does not currently exist
anywhere on Dublin’s northside. High Quality public transportation, quality road access, an accessible working
population in close proximity with a mixture of good quality rental and owner occupier housing, retail and
related services to include food, beverage and leisure offerings, corporate stay hotel & meeting/function space,
sufficient car parking and an attractive physical environment are required. This is available in many other
positive examples in Dublin already including Sandyford, Citywest and places like Cherrywood, which is currently
under development. Clongriffin has all of this bar the office development and there is no obvious reason why it
should not be a roaring success having regard to the lack of existing or potential competition along the Northern
Rail line or in North East Dublin generally.
An office Park also needs branding, promotion and scale. As a Key District Centre under the Dublin City
Development Plan 2016 – 2022, the council are to promote it as a significant employment centre (Policy CEE 24)
but we are not aware of any significant efforts expended in this regard in recent times. It may need support to
get this going but looking at the Dún Laoghaire, Rathdown application to the Urban Regeneration fund in respect
of Cherrywood to provide for access roads, public realm, parks, greenways and attenuation show what is
possible. The town does not appear to have been adequately advertised and promoted by the Applicant as a
commercial destination.
Other examples of mixed-use towns include Citywest and Cherrywood which are at the end of their public
transportation lines so workers using it can only come from one direction but in Clongriffin it’s at the midpoint
of a long line of dormitory towns along the north eastern coast. It is also close to the M1, M50 & Dublin Airport.
It could also become a bus terminal with services connecting to Swords, Beaumont, Howth and the city centre.
It will have a large high density population on site and immediately surrounding it. It will have shops ,
restaurants, bars, cafes, crèches, a hotel and leisure facilities, in addition to two large scale parks. There are few
locations outside of the city centres that can make that claim. The potential for a great ecosystem for the work,
live and play lifestyle therefore already exists
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In conclusion, we struggle to see how this town can ever becoming a successful thriving place without any midweek, daytime spend in the local economy. The town's ecosystem will be out of balance and every other
element of it will struggle without that. In addition, the residents will suffer ever-longer commutes with
increased congestion.

RESIDENTIAL DEVELOPMENT
This recent phenomenon of Private Rental funds would not have been envisaged in the LAP, which was in fact
originally enacted in 2012 but extended (based on minimal public consultation) in Nov 2017. There was however
some acknowledgement of the potential for large scale rental blocks being acquired and a small amount of
limitation was included for in the Dublin City Development Plan 2016 – 2022. This was set out in provision
(16.10.1.) which states that in relation to proposals for Build to Rent apartment schemes “the applicant shall be
requested to demonstrate that there is not an over-concentration of such schemes within an area, including a
map showing similar facilities within 0.25 km of a proposal”. In this instance, there would be 15 blocks, all within
circa 10 meters from the next adjoining block, and many less than 250 meters from the existing blocks in the
town. Even many of those will also only be a short distance from other such rental developments in Balgriffin
and Baldoyle.
The applicant sets out, in their justification for BTR report, the locations of other build to rent developments in
the area. They do not, however, include the many existing developments or those under construction or granted
planning but not yet commenced and under consideration. Others development that we are aware of include
the following:
Existing Rental Blocks
-

The Square, Clongriffin – Converted from empty hotel – Believed to be owned by the applicant Gannon
Homes (32 Units)
Marsfield Avenue, Clongriffin - Existing – (50 Units+)
Marsfield Avenue, Clongriffin – Iveagh Trust (55 Units)
Railway Ave, Clongriffin – Iveagh Trust (75 Units)
Castlemoyne, Balgriffin – approx. 50% retained by developer Shannon Homes (Unknown)
St Doolaghs, Balgriffin – Shannon Homes (Approx. 76 Units)
The Hermitage, Balgriffin – Shannon Homes (Approx. 192 Units)
Main St, Belmayne – Cluid Housing (259 Units)
Clare Village, Clarehall – Tuath Housing (119 Units)
Red Arches Road, Baldoyle – Ires (53 Units)
The Coast, Baldoyle – Tuath Housing (Unknown)
Northern Cross – Ires (128 Units)

Under Construction
-

Marsfield Avenue, Clongriffin – New units under construction Tristan Capital / Twinlight (376 Units)
Main St, Clongriffin – Iveagh Trust (84 Units)
Malahide Rd, Belmayne – Dublin City Council (151 Units)

Planning Stages
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-

Project Shoreline, The Coast, Baldoyle – Further BTR suggested under Project Shoreline site sale
marketing (546 granted planning with scope for expansion to 1,592 units, pending additional planning)
Columban Missionary, Donaghmede Roundabout – Planning Granted (Approx. 225 Units)

In addition to the above, there are large amounts of individual units that were sold to individual private
landlords. When combined this area is likely to end up with one of, if not the highest, levels of rental
accommodation outside of certain areas within the city centre.
We have reviewed the statistics from Census 2016 and have determined that, at that time, 49.9% of Clongriffin
consisted of rented properties, while 43.3% were owner occupied, with the remainder presumably vacant.
Adding in the Marsfield BTR apartments under construction, the Iveagh Trust Building about to be occupied on
Main St and the 1325 (private & 10% social) units proposed in these applications, the percentage of rental units
in the town would climb to 65%. If 7% remained vacant then only perhaps approx. 32% would be owneroccupiers.

There is however, no guarantee that the Build-to-Sell, “Residential” units would not be sold to rental bodies.
Indeed, at the time of the original public consultation, the developer had proposed that all 1950 would be
constructed for rental purposes. Even if they are not ultimately sold to a rental body, en masse, unless they are
sold with a clause in the lease stating that they are to be owner occupied only (which at a recent community
meeting was indicated would not be the case) there is scope that a large portion are likely to be acquired by
individual private landlords and placed on the rental market. Therefore, the number of rental units in the town
could climb as high as 77%. Such a situation would not support a mixed tenure of accommodation within
Clongriffin and will have a detrimental impact on the community as a whole.
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CENSUS 2016 - Small Area ID
Electoral Division
Households
Rented
Percentage of units Rented

268072013/03 268072013/01 268072012 268072013/02 268072011 268072010
Grange B
Grange B
Grange B
Grange B
Grange B Grange B
105
112
97.00
128.00
106.00
139.00
64.00
81.00
51.00
124.00
67.00
75.00

268072007
Grange B
85.00
31.00

268072008
Grange B
138.00
57.00

268072009
Grange B
105.00
49.00

268072004
Grange B
134.00
64.00

268072005
Grange B
106.00
53.00

Total
1255
716
57%

Development Projections
Belltree (Approx)
Iveagh Trust, Main St
Marsfield BTR
Current ABP & DCC Apps
Future Devt Behind Shopping Centre. Say Approx.
TOTAL NEW PROJECTED DEVELOPMENT

375
84
371
1950
400
3180

Total Projected Households
Less Land Behind Shopping Centre
Net units currently built, under construction or in planning

4435
400
4035

Min Rental Units
Currently Rented
Marsfiled BTR
Iveagh Trust, Main St
ABP & DCC Current Applications
Total Min Rentals
Minimum Percental of Rental Units (Excluding land behind Shopping Centre)

716
371
84
1325
2496
62%

Max Rental Units
Currently Rented
Marsfiled BTR
Iveagh Trust, Main St
Total ABP & DCC Current Applications
Total Min Rentals
Maximum Percental of Rental Units (Excluding land behind Shopping Centre)

716
371
84
1950
3121
77%

The Dublin City Development Plan states that in relation to District Centre, of which Clongriffin is to be one,
developments must “Establish significant residential population bases with diversity in unit types and tenures
capable of establishing long term integrated communities” (Ref 14.8.4). This proposal could not be considered
a balanced level of tenure and is highly unlikely to create long term, integrated communities.
Also under 16.4 (Density Standards, the Dublin City Development Plan states that “An urban design and quality
led approach to creating urban densities will be promoted, where the focus will be on creating sustainable urban
neighbourhoods. A variety of typology of residential units will be promoted with neighbourhoods in order to
encourage a diverse choice of housing options in terms of tenure, unit size, building design and to ensure
demographic balance in residential communities. All proposals for higher densities must demonstrate how the

15 | P a g e

proposal contributes to placemaking and the identity of an area, as well as the provision of community facilities
and/or social infrastructure to facilitate the creation of sustainable neighbourhoods”
Does the current proposals mixture of housing tenure and use mix what was envisaged when the lands were
first zoned for development or when the LAP and the target housing densities were decided upon? Would the
original LAP proposal have been successful if it did?
There must be more people who have skin in the game in the area in order to take a real active interest in
fighting to ensure the positive development of an area. As a small practical example, despite repeated
advertising, our community association is made up entirely of owner-occupiers, despite the majority of the town
being renters.
Indeed, the local Gardaí have indicated that in their experience, areas that nobody cares about or takes pride in
are the areas that “turn out bad.” With a prediction of over 10,000 likely transient residents in the area being
introduced in these planning applications, it is unfortunately a concern for current residents that this creates an
unacceptance risk that Clongriffin will fall into a state of disrepair and/or disrepute by virtue of the apathy or
disinclination of such a large proportion of residents to invest in the area, either in the long term or at all.
Such apathy also places the area at increased risk of criminal activity at a time when the Gardaí are wholly under
resourced, by their own admission, and there is no local Garda station in the area. At present, there have been
a significant number of high profile incidents whereby the Dart Station has been vandalised, and residents in the
area have fallen victim to, inter alia, burglary, assault and thefts.
At present, rental prices are almost double the cost of repayments for a typical mortgage for the same property.
The creation of such a large scale of “rental only’ properties further deprives aspiring homeowners from availing
of opportunities to purchase a home and put down roots. There will also be few opportunities to buy within
this area, which means those moving on from renting will likely be buying elsewhere, thus increasing transience
in the area.
In terms of social issues and the human impact of such a large-scale construction of rental residential units,
presumably it is envisaged that many of these units will house families who may be unable to afford to purchase
a home. Whilst this presents a temporary, “sticking plaster” approach to the current housing crisis, consideration
must be given to the longer-term impact of such an approach. Ireland is a country in which very few people rent
for life. The creation of further rental properties, let at market prices, rather than homes for people to purchase,
deprives families of any meaningful opportunity to save for a mortgage. This creates stress and instability for
families, and in particular, one must be mindful of children who may reside in a rental apartment for a number
of years and then subsequently be uprooted, changing schools, friends, clubs etc. when it is time to move. The
construction of further homes for purchase on the market would also reduce pressure on the rental sector.
The scale of the planned units, and in particular the large tower blocks, some of which are in excess of 50m, are
such that they cannot simply be torn down and replaced if they prove disastrous to the local area as anticipated.
It is suggested that this development deprives individuals outside of the most expensive or affluent areas in the
city an opportunity to get on the property ladder. The development of this Key District Centre should not be
entirely shaped by the short-term whims of the free market.
The LAP does, however, require that a balanced tenure be provided for in the town under ‘Character of
Development’ under the ‘Phasing and Implementation Strategy’. While it recognises that a higher density of 60
units per hectare would be appropriate in this Phase 4 of the development, the current proposals to ABP and
DCC more than double this assumed density of 1,950 units on 11.8 hectare resulting in 165 units per hectare.
This proposal could hardly be considered a balanced level of tenure.
There are not enough family-sized units – the majority are 2 bed properties. Families with two children are
unlikely to want to reside here. The LAP aims to provide accommodation for family units, however, this will not
be served by the vast majority of the proposed units.

16 | P a g e

Block 17 will at 63 m in height, along with the Millennium Tower, be the 5th tallest building in Ireland and the 3rd
tallest in Dublin. It will be the tallest residential building in the country and will be the tallest building in Dublin
outside of the city centre.
Block 26 is proposed to be 56.7m in height. This would be the 11th tallest building in Ireland and the third
(number 1 being block 17) tallest residential building in the state. It would be the 7th tallest building in Dublin
and the second tallest building in Dublin (after block 17) outside of the city centre.
These two buildings were originally envisioned (at lower heights) as landmark office blocks which would
symbolise Clongriffin as the Capital of North Dublin. The only justification for such buildings cutting through the
skyline would be to demonstrate the scale of investment and ambition of this new area. What is proposed is the
tallest residential building in the country, well outside of the city centre. The justification for changing use from
office to residential is that there is insufficient demand for offices outside of city centre locations, which is
untrue. What is clear is that there is absolutely no appetite for residential units at these heights anywhere in
Dublin. Consider the demand for living at such heights, this far from the city, with little-to-no high-end
employment nearby. It does not add up. Office space is more proven at these heights.

WEMBLEY PARK COMPARRISON
At a recent presentation by one of Gannon Homes consultants for this project, it was mentioned that they had
looked and drawn inspiration from at other examples of large-scale Build to Rent projects. One prime example
provided was that of the UK’s largest planned Build to Rent area being the ongoing Wembley Park Development.
This is to contain approx. 5,000 rental units (at a minimum) out of approx. 7,000 units on completion, with
approx. 2,900 in existence. As set out above, Clongriffin alone could end up with a significant number of rental
units and when Balgriffin, Belmayne, Northern Cross and The Coast in Baldoyle are added, there is the potential
to exceed the levels provided in Wembley Park.
Wembley Park however is located in a city of 8.14M people versus Dublin with 1.35M. That is a city 6 times the
size and therefore more likely to be able to absorb this level of rental demand in one location. That is also before
looking at the other development at Wembley, which includes;
-

A 90,000 seater capacity National Stadium
3 Hotels providing 1,400 bedrooms
A large scale civic centre including conference centre, auditorium, amphitheatre, meeting rooms,
winter gardens, wedding gardens for civic ceremonies, a major library, civic facilities and retail space
A community centre
70 shops, restaurants and cafes in existence
A 9 screen cinema
The largest existing Boxpark street food and music venue
A primary school
Medical centre
Wembley Park Tube Station
Wembley Park Central Station (overground service)
660 bed student accommodation
Offices of approx. 750,000 sq.ft. with much already in existence

This commercial development was phased over time in conjunction with residential delivery.
There are already thousands of permanent jobs in place on site and on completion is projected to contain
approx. 8,640 jobs. The current and proposed future development of Clongriffin and the surrounding areas
pales in comparison.
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THE GERMAN EXAMPLE
The argument was made by a member of the Applicants team, at the initial consultation, that many individuals
now wish to rent long term. In Ireland however, logic does not back this argument up, unlike Germany.
Especially as per our calculations, average interest and inflation rates over the past 20 years, if continued over
the next 50 would result in renters paying 6 to 7 times that of owner occupiers for a similar property.
Germany is often used as an example of a successful renter society. This would however be a social experiment
on a grand scale for Ireland. We have neither the societal culture, the investment culture, nor equivalent
legislation to that of Germany.
In Hamburg as an example however, prices for units are similar to Dublin but rents are only 60% of that of Dublin.
Blocks tend to be bought by German national funds which at least keeps the cash in the country but they are
willing to accept far lower returns that the funds operation in Ireland at present. Given the similarity between
rents and mortgage prices, combined with the lack of maintenance requirements, flexibility, rent controls and
lack of market risk, renting in Germany is a more reasonable alternative to purchasing. (Primary source https://www.numbeo.com/cost-of-living/comparison.jsp)

RESIDENTIAL CONCLUSION
We are not against having any rental blocks or to having density in the area, we in fact welcome the sustainable
development of land, which has remained empty for far too long. What we are appealing for is merely a balanced
and considered approach to the development of the land. Rental blocks need to be interspersed with a greater
proportion of private, owner occupied blocks. The overall accommodation density needs to be balanced with
significant, tangible opportunities for employment in conjunction with social infrastructure for a wider
demographic. A true town should also provide for the full cycle of accommodations and tenure over the course
of a lifetime.
Any grant of BTR should be conditional upon at least half of the units or any subsequent units developed being
for owner-occupiers only. In reality, there is already a significant level of rental accommodation available in the
area and there is limited capacity for much more.
A positive example of this is the Poolbeg Peninsula site-planning grant, which takes account of the risk of rental
fund takeover of a town. Of the planned 3,500 homes there, An Bord Pleanála ruled that to encourage
sustainable communities, build-to-rent apartments would be limited to a maximum of 150 units in each of the
four main blocks of the development or a maximum of 17% of the units.
It should also be a condition that owner-occupier units and office developments should be delivered concurrent
with the BTR units. Without this form of conditionality, the delivery of KDC will never occur in an optimal or fair
and balanced way.
Planning should be contingent on the local Bus Connect upgrade being confirmed, in addition to increased Irish
Rail capacity and new roads being completed. The Proposed development places immeasurable pressure on an
already overburdened public transport system. The Applicant has placed the onus of meeting the transport
requirements for such a large number of residents on Irish Rail and Dublin Bus, and presumes that the resources
will be provided to Clongriffin in due course once the proposed developments are populated.
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TRANSPORT
The plans submitted will provide for a far larger increase in residential population than previously envisaged. It
also removes a key component of the town, being most of the daytime employment. Therefore, the pressure
on public transport and road infrastructure will be far greater, with large numbers of people travelling out in the
morning and back in the evening.
The proposed developments are almost entirely reliant on the population travelling to and from Clongriffin
exclusively by way of public transport. The Applicant has indicated that the lack of car parking proposed is
congruent with the Government objectives in reducing the number of people who travel to work by car. While
this is a laudable aspiration, the Economic and Retail Study for 2018 highlighted, that car ownership in the areas
studied is currently at 81%, which is higher than the DCC average of 66%. Also 48% of residents travel to work
by car versus 34% in the rest of DCC. Perhaps this is an indication of the already overstretched public transport
offering available in the area and the lack of local employment opportunities, which is certainly a cause of
concern in light of the proposed applications.

However, it is submitted that such an approach is wholly unfeasible. Less than one car parking space has been
provided per residential unit, inclusive of unassigned or on-street parking. It is futile to suggest that such a large
influx of individuals to a suburban area would have no need or desire for a car. Whilst it may be the case that
people will travel by car less frequently and some residents will choose not to drive to work, many individuals
have cars for other, practical purposes such as travelling with (particularly, young) children, going to the
supermarket or other shopping trips, travelling with pets, visiting friends and relatives, attending sports or
leisure activities. In many instances it is simply not practical to undertake these tasks on public transport,
particularly when carrying numerous or heavy items, or travelling to locations inaccessible by public transport.
Often a number of stops, changes and different modes of public transport would be required in order to reach
a destination when leaving from Clongriffin. This is wholly impractical for many people.
Whilst initiatives such as Go Car may ameliorate some of these difficulties, it does not provide a reasonable
solution given the scale of the proposed development. Similarly, GoCar will also require the use of further
parking spaces, thereby largely negating its purpose. Given the lack of car parking proposed, this will also have
a heavy impact on already overcrowded roads in the area.
Overall, the application relies on a number of externalities which the developers are not in control of and which
we cannot be sure will be delivered in line with the development, unless appropriate conditionality is attached
to any grant of consent for development here.

BUS
The justification for the development relies heavily on the Bus Connects proposal given the lack of car spaces
and adequate road infrastructure. It is however just that – A Proposal. The project has already encountered
delays and it is believed that a submission will not be made to An Bord Pleanala until H2 2020 at the earliest for
statutory approval. 30,000 submission were originally made in relation to the plans and even if there are no
further delays the planned dates for construction are not expected to start until some time between 2021 2027. Start dates will be managed over this period on a phased basis and will take 2 years to complete for each
phase. It is undoubtedly a controversial proposal and will take a substantial number of years to deliver, all going
well.
To grant planning permission based on a something that may or may not happen, without a condition attached
that the development must only progress if the Bus Connects plan is delivered and its development is
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substantially progressed. The consequences otherwise would be very damaging to the community and the wider
area.
Currently travel times to the city centre from Clongriffin are up to 65mins according to Bus Connect and there
are no services to anywhere apart from the city centre.

RAIL
We are not aware as to whether Irish Rail have been adequately consulted in relation to this plan. They have
acknowledged previously that they do not have enough rolling stock and that while more has been ordered, this
stock, it is not due to arrive until 2024 and will be delivered over a ten year period The previous plan to purchase
second-hand carriages as a short term solution is no longer being progressed by the NTA as no appropriate
responses were received to a tender.
Although the present applications have only recently been submitted, it seems unlikely that the potential
population increase in Clongriffin and along the northern commuter line could been fully taken into account
when additional carriages were ordered by Irish Rail. There is only a single track in either direction and Connolly
Station is struggling to cope with the number of lines and services converging there as things stand.
Irish Rail recently launched a new website peaktime.ie with a view to persuading commuters to stagger their
journeys during morning rush hour. A spokesperson acknowledged that the problem of overcrowded trains was
more pronounced on services travelling into the city centre from the northside of Dublin. Services currently
operate to/from Clongriffin approx. every 20 minutes, which cannot be considered a high quality service
provision.

TWO-WAY-SYSTEM
Instead, if developed in a more balanced way with large-scale local employment, the roads could be used in two
directions, as could the rail and bus services.
Rail – If employment uses were provided the people heading south on the rail line could descend at Clongriffin
rather than having to travel to the city centre, thus freeing up space for others heading south. More of the
Northern Commuter services could then stop here also, alleviating much of the long journeys many of these
people have coming from further into North Fingal, Meath & Louth.
Others could travel in the opposite direction going northbound. The trains are currently effectively empty in the
mornings from Clontarf onwards.
Bus – The new Bus Connects services, if implemented this would be fantastic, however it seems quite wasteful
and unsustainable to have a one way service with empty buses coming into Clongriffin, in the mornings and out
in the evenings.

ROADS
According to a survey undertaken as part of the North Fringe Retail & Economic study 2018, 48% of people in
the North Fringe currently commute by car to work. As stated earlier, journeys on the M50 are 50% longer for
commuters travelling southbound in the mornings and northbound in the evenings. With a larger amount of
residential development happening in North Dublin and office development happening in South Dublin, despite
the pre-existing imbalance, things look set to remain if not worsen in the years to come. The M50 travelling
north in the morning and south in the evening is underutilised and the opposite direction is over utilised. It
would therefore make far more sense to provide more office development here and more housing in the
southern suburbs. From an environmental perspective this is also highly unsustainable in addition to being very
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damaging to the lifestyle and health of commuters living in the areas who will directly feel the impact of long
hours caused by traffic congestion.
At the public consultation for Applicants proposal, in December 2018, the developers highlighted the potential
provision of a roadway, linking from the corner of Marsfield Ave and the Rail Line, down to and merging with
the Moyne Rd, which would then divert behind the Balgriffin Cemetery and link down through the fields to close
to the M1/M50 junction. Unfortunately, there is no mention of this road within the current application
submitted.
The Applicant has relied upon a survey carried out over a period of 24 hours on Tuesday the 22nd day of May
2019 in conducting a traffic assessment. It is respectfully submitted that a single survey of commuters, carried
out over the course of one day alone is wholly insufficient for the purpose of determining the fate of thousands
of commuters’ futures. There will naturally be some variance on a day-to-day basis, however, a survey
performed in Autumn/Winter when colleges and secondary schools are not winding down for the summer, as
they were in May, would appear to be more beneficial and offer a more realistic picture of road traffic in the
area.
Whilst the Applicant’s Traffic Assessment states that, “The recorded two-way link flows on the roads at
Clongriffin are presented in Table 5. No significant delays or queuing were identified during the survey.” It is
respectfully submitted on behalf of the Clongriffin Community Association that residents are regularly subjected
to very significant delays and queueing on a frequent basis in or about the vicinity of the locus the subject of the
assessment. In particular, the traffic congestion at the Donaghmede Roundabout and Northern Cross junction
are becoming major problem points.
In addition, there was also to be a C Road developed to divert the Malahide Road traffic away from the busy
Northern Cross Junction. This was to split from Belcamp Lane, go behind Northern Cross and re-join the original
Malahide Road around Kinsealy. Despite the huge amount of development ongoing and planned in the wider
area, nothing appears to have progressed with this.

TRANSPORT CONCLUSION
These new roads are vitally needed and any development here should be conditional on their early delivery. It
should also be conditional on the confirmation of the Bus Connects Plan and upgrading of the Irish Rail service.
In addition to this, it must be acknowledged that this proposed development in Clongriffin is not taking place in
isolation. This is but one site of many in the wider area. In addition to Clongriffin, Balgriffin, Belmayne, Belcamp
College, Kinsealy, Malahide, Portmarnock and Baldoyle are all undergoing or are set to further undergo major
residential development in the next few years and much of the traffic generated as a result will be forced through
these junctions.
The provision of only .75 parking spaces for units in respect of 2,000 apartments (not accounting for other
developments in the area) equates to a total of 1,500 spaces for a population of 6,000 people. The plans
presupposes that 3 out of every 4 residents in the new development will be either unwilling or unable to
purchase a motor vehicle. The balance of the Applicant’s proposed residents, a total of 4,500 people, are
expected to use public transport, placing an increasing strain on an existing resource which is already stretched
beyond capacity.
If one accounts for an estimated 4,500 residents without cars comprising mostly of young people who are in
employment, some of whom are not working peak hours, there will still likely be an additional 3,000 residents
utilising public transport. If two thirds of these additional commuters use the dart then this equates to an extra
2,000 on the dart at peak hours. This is not an unreasonable estimate for a proposed development of almost
2,000 residential units, some of whom will have multiple commuters in the same household. How many extra
carriages and services required for this development alone? This is before accounting for other developments
in the area and developments in other areas along the line.
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By the time the additional carriages (which have been ordered to meet the present transportation demands)
arrive in approximately 2024, the population of Clongriffin will have expanded by a minimum of 6,000 additional
commuters, approximately 3,000 of whom are wholly reliant on public transport. The DART, even at capacity,
will end up similar to the Luas whereby nobody, a few stops on from Clongriffin, will be able to get on.
While building high density, sustainable accommodation with accessible public transportation routes makes
theoretical sense, at what point will it be too much for the available (or even anticipated and planned future)
infrastructure? The DART is already heavily overcrowded. Even with new carriages to come, the population
growth on the northern lines will almost certainly greatly outstrip this extra capacity. There are also capacity
constraints in relation to adding services as so many lines currently converge in Connolly. The Bus Connect Plan
appears to be on somewhat uncertain ground and it delivery times are already heavily impacted. The M50 will
be an unmitigated disaster. The only solution is to balance the employment opportunities across the city and
ensure that the residential growth in a particular area is not so overambitious or concentrated that it will be
wholly unsuitable and unsustainable.

CAR PARKING
The development proposed includes for only 0.75 car spaces per unit, with the average units comprising of 2
bedrooms. One third of this however is made up of surface level spaces, most of which would be required to
support the level of retail sought. If one estimates an average of approximately 3 people per apartment, then,
as outlined above, only one in four (or one in 6, if one considers provisions for car parking for visitors or
employees etc. to the locus) may practically own a car. This is extreme and wholly disproportionate for an out
of city centre location, particularly one with very few employment opportunities in the locality.
Such a proposal might make sense, if this location consisted of a smaller development in an already built up
suburban area, which was equipped with a good level of existing car spaces. However, to develop half of a
suburban town in a way that assumes this presumptuous, extreme and unreasonable. Such an approach would
be more appropriate for a development located in the city centre where ample employment and amenities are
within walking distance or a short distance by public transport.
The result of this will inevitably mean that people instead look to park elsewhere nearby, rather than in their
blocks. At present, current residents have reported that others are encroaching upon the parking spaces
assigned for their use. They are experiencing difficulties with finding a space near their homes, despite having
been assigned on-street parking. These spaces are presently being utilised by both the public, workers, and
residents of a number of apartment blocks who are unwilling or unable to pay the fee for an underground
parking space in their building. It is plain that an absence of adequate parking spaces for this development will
lead to new residents being forced to park their cars in other spaces located in the nearby housing areas
populated by existing residents. If the developments require residents to pay a fee for parking, it is likely that
many residents will consider it good financial practice to locate their cars elsewhere. This will create a nuisance
for existing residents who are already struggling with insufficient parking spaces and whose homes or driveways
may be blocked by any of the 4,500 new residents for whom no parking spaces have been assigned.
The public car parking available along Park Avenue by Father Collins Park and on Park Terrace beside the
proposed Nursing Home will therefore be absorbed for this purpose and visitors will no longer be able to easily
access the park.
With the drive towards electric vehicles and a move away from more traditional combustion engines the
provision of a higher percentage of electric vehicle charging points, over and above the 5% indicated in the plans,
is indicative of the belief that in fact private cars will not disappear from our roads, in the future, but that they
will evolve into a cleaner, more sustainable, method of transport. They will support public transport methods
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but they will still need somewhere to be parked. If the uptake of electric vehicles continues to increase, as
anticipated, it is essential that an adequate number of parking spaces and charging points be provided,
particularly in circumstances whereby apartment dwellers will not be in a position to install their own personal
charging points.
Furthermore, the applicant maintains that there are sufficient schools places and that there are apparent large
employment centres in the wider area. The reality is that most of these are located well beyond walking distance
from Clongriffin and many are not connected to the area via public transportation. How, therefore, are people
to access these places, if they cannot own a car due to a lack of car parking spaces? The number of car spaces
should, therefore, be greatly increased to account for the above.
With an office park, there would be separate peaks of demand at different times of day. It the offices are
replaced with more residential units, however, it will be overcrowded in the evenings and weekends but largely
empty the rest of the time.
The proposed vision for the town is not one filled with restaurants, employment, schools, or any meaningful
community facilities, meaning that travel to these services will be essential and the car is the dominant mode of
transport in the city. We welcome less car transport on our roads (that is why we are looking for adequate levels
of facilities to be located within walking distance), but practicalities must be considered. As a sense-check, what
percentage of couples who pay circa €2,000 per month do not own a car? This is luxury-priced accommodation,
a car is seen as a modern essential, never mind a luxury.
A low level of car parking is only potentially viable if the public transportation infrastructure is very strong (not
yet established and may not be delivered), there is a strong level of local employment so people can walk to
work and ample local retail and leisure offerings.

COMMUNITY INFRASTRUCTURE & SCHOOLS
If looked at purely on a geographic basis alone, it looks like there are a lot of community & sports facilities in
existence in Clongriffin. If looked at on a Per Capita Basis however, the picture is quite different for this highdensity area. When the lack of facilities in the rest of the North Fringe are also added into the mix, and when
the existing population of Donaghmede and Clarehall who have been using many of them for decades are also
added in, then the picture starts to look very different.

COMPARATIVE ANALYSIS
In an attempt to put the scale of the problem in context, we have analysed the community and sports facilities
available in our area by comparison to other nearby towns. In doing so, we wanted to compare the requirements
of towns with similar population level to that envisaged for Clongriffin and separately for the North Fringe
(including Clongriffin). We therefore chose two towns, Malahide with a population of 15,846 (Census 2016) and
Swords with 39,251. These are isolated populations in that they are physically split from adjoining towns by
green belts, which helps somewhat in assessing what a particular population level may require. Where
boundaries are blurred, it may be more difficult to assess this.
In order to do so, based on the limited information available to us, we decided to identify all community and
sports buildings that we could find in each area and scale the approximate ground floor footprint of each
respective building online using the Myplan.ie measuring application. We then compared the footprint provided
in each town, in addition to the number of sports clubs, classes and community organisations in each location.
While this is not a perfect measure, it certainly shows some indisputably seismic variances which would be
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unlikely to be closed substantially through any other form of analysis or based on any other reasonable
assumptions.
The summary results are set out in the table below and a detailed breakdown of all of the sports club facilities,
community facilities and the classes and other regular events held in each is attached in Appendix B.

One key aspect of this analysis relates to the treatment of the Trinity Sports & Leisure complex and the Trinity
Donaghmede Football Club facility in the area. The Trinity Sports facility existed long before the development
of Clongriffin and the North Fringe and it already serves an existing population from Donaghmede and Clare Hall.
If this is to be included in full therefore, the populations of these areas would also need to be added to the
analysis. Instead, we have assumed that there is a 30% capacity available within the facility to service the
growing population here. We would be interested to hear what the actual level of capacity is.
Either way, the numbers appear bleak. Based on this analysis we currently stand at somewhere between 2%
and 10% of the comparison towns, with little else currently as being confirmed in the pipeline, to make up the
gap.

EXISTING & PROPOSED FACILITIES
Trinity Sports is extremely dated and not fit for purpose. It serves a pre-existing population and we are not aware
of the levels of capacity available to facilitate ours. While we are aware that it receives state funds, it is not a
state or Clongriffin community owned facility and we are not aware of any locals being involved in its operation.
Trinity Sports & leisure themselves have confirmed in a letter to the council on September 9th 2013 as part of a
planning application (Ref. 3216/13 which has not been enacted), that many of the facilities there are “not fit for
purpose” and are not in line “with what people expect of our club in the twenty first century”.
A Multi-Games Area has been planned by DCC for Belmayne but one MUG is not enough to cater for a young
population of this scale and it is too far from Clongriffin for older kids and teenagers to independently and safely
access it. Currently there is nowhere for teenagers to go in the evenings, particularly on long cold winter nights.
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This lack of positive outlets results in kids hanging about streets and increases the chances of anti-social
behaviour occurring.
We have heard that there may be a library planned for Belmayne but, to date, have not seen any details in
relation to its scale, proposed functions or timeline. In the meantime, the unit originally intended for use as a
Library has now been sold and a planning application was submitted for change of use to more apartments.
More population growth and less social infrastructure!
Clongriffin and the DCC North Fringe generally has no dedicated sports teams or facilities. There are a couple of
facilities there serving the existing community in the adjoining town of Donaghmede and its clubs but they will
not be of sufficient capacity to be able to absorb the large new population expected here. So where are our GAA,
Soccer and Rugby clubhouses and respective pitches? Where are our Tennis clubs and Multi-Games areas?
Without these community and sports facilities, families will be forced to go elsewhere to find these outlets and
the growing sense of community will decline. Community leaders will dedicate their time to the benefit of other
towns and children will make connections in those places to which they commute, rather than locally.
Meanwhile this area will be left without a sense of community or a real sense of place. The large number of
children and teenagers soon to come will also lack positive outlets! Unfortunately, this situation has already
occurred somewhat in the older parts of Clongriffin and Balgriffin but some locals are now fighting to change
this. Again, this lack of community creates a further increased risk of crime in the area, as previously outlined.
The lack of a community centre has also resulted in all sorts of barriers and complications being in the way of
community growth. Some practical examples of the complications that come with not having a proper staffed
community centre as follows;

1.
2.
3.
4.
5.
6.

Difficulty in groups obtaining independent insurance to hold events in non-community spaces.
Not having a staffed facility where people can call in to see what is on, or whom locals can phone to
make enquiries.
No way of getting back into the site for lost property.
Not having anyone to turn on the heating in advance of an event (the Junction & The Hub are both
extremely cold during the winter months).
No storage space available.
Nowhere for children and adults to wait safely and warmly inside before or after an event.

The limited facilities have had practical implications on our own community building efforts to date. Members
of the Clongriffin Community Association have, in recent times, been involved in the organisation of multiple
street parties and they have also organised larger scale Christmas and Halloween events. These were housed in
the larger of the two community rooms, plus a large empty retail unit on the town square, facilitated by Gannon
Homes. These were fantastic community events but the turn out far exceeded the capacity of the facilities
provided. The Association is keen to build on this momentum, however, with large-scale population growth
ongoing, and the extra retail space provided eventually to be let out to shops, there is currently little hope of
this happening.

REQUIRED FACILITIES
The needs of the community will shift and change over time and there needs to be space to allow for this
however, a normal successful town with well-integrated communities would normally contain many or all of the
following as a few examples.
-

Sports Clubs and associated facilities

-

Sports Halls

25 | P a g e

-

Multi-Games Areas

-

Scout Dens

-

Hobby Clubs

-

Youth Clubs

-

Libraries

-

Meeting Spaces

-

Adult education spaces

-

Community Event Space

The detailed breakdown of the sports and community facilities and the lists of organised events or activities in
Swords and Malahide provide a very good guide as to what is possible and reasonably desired in this location
(See Appendix B).
At present it is a very young demographic and the initial uses should naturally reflect this.

SCHOOLS
The applications provide for no education facilities within Clongriffin. Condition 29 of the original plans
stipulated that portions of two blocks (8 and 26) to be reserved for primary school places. We contend that this
should be the minimum provision and that the provision of a second level school would be prudent also.
“Condition 29: A portion of omitted blocks numbers 08 and 26 shall be reserved for future use as a primary
school until such time as it may be determined in writing by the planning authority that there is no need for such
a facility”
The applicant has provided a report to justify the removal of school facilities from the town. The report
submitted by the applicant claims that 1062 school spaces required by this development do not lead to the
requirement for a new school or schools. It suggests that there is sufficient capacity in local schools to meet the
demand of the new homes. Even a cursory examination shows that this is not a reasonable conclusion. This
report is far from convincing and contains several errors/omissions. The three applications under consideration
represent approximately 40% of the housing units within Clongriffin. The school requirements must be
considered to include the homes already provided in Clongriffin under the original the masterplan, for which no
school places have been delivered. The report provided by the Applicant suggests that the proposed
development demands the provision of 606 secondary school places and 456 primary school places. When the
existing residential units as well as those under construction are included, the primary and secondary schools
places required to serve Clongriffin are approx. 1440 and 1,080 respectively. This means provision of 3 primary
schools and one large secondary schools need to be provided. This proposal provides none and will lead to one
of the biggest deficits in schools capacity in the country.

Secondary Schools:
While there are several schools in the area, one must take into account that the area is densely populated.
Moreover, these schools are already heavily oversubscribed and serve an existing population. Many residents
have reported that this is a very real problem. The Applicant places the burden of making provision for such
considerable additional educational resources to accommodate the large population influx from the planned
development on the Department of Education. There plans are such that the entirety of the lands of the
Clongriffin site will be allocated and it will not be possible to retrospectively identify spaces for schools within
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the lands once these plans are granted. We are not aware of any consultation with Department of Education on
this matter.
The report identifies a potential secondary school site. This site, however, is not owned by the Applicant or DCC,
and there presently appears to be no planning permission provided for such a purpose. To propose the provision
of such a solution is misleading as it cannot be assumed that a school will be built on for the recreation lands of
another school within the timescale of the proposed development or indeed at all.

Primary Schools:
The applicant appears to suggest there are 960 new school spaces coming due to the building of two new schools
in Belmayne. This is incorrect. These are replacements for the temporary schools that were already in place and
will provide the same number of school spaces as before. Many of the other schools with capacity are those
which are perceived to be low performing and most are of a significant distance from this development. It is not
reasonable to expect parents to travel long distances to poorly performing schools in order to obtain a school
place for their children. Their report also ignores all of the developments that have occurred since Census 2016,
which forms the basis of their assessment. This includes Belltree, Parkside, New Priory, The Hermitage, St
Doolaghs, The new Marsfield BTR scheme, Silverbanks and the Ayrfield development.

NEW SCHOOLS PLANS – TEMPORARY & PERMANENT SITES
It should be noted that the LAP in 2012 (extended to 2022) recognised that the temporary accommodation, at
the time, for both Primary schools was at capacity. It further indicated that permanent buildings for these
schools would be delivered by 2014. The permanent buildings for these schools were completed in 2019, five
years after the expected delivery. Since 2012, as noted previously in the document, the area has experienced a
mass influx of new residents, contributing to these school places. In the Downey Planning ‘Statement of
Consistency with Planning Policy’, Section 4.1.4 ‘Sustainable Neighbourhoods and Communities’, considers
policies SN01-06. However, no reference is made to DCC’s policies SN10-SN14 of the Development Plan,
referring to ‘Schools and Educational Facilities’. This hardly upholds a statement of consistency with planning
policies. These policies are the basis on which the LAP is informed, underlining the need for lands to be retained
for future educational provisions.
The Department of Education and Science confirmed during the consultation of this LAP more than seven years
ago, ‘confirmed the requirement for land reservation for future schools provision’ and ‘have requested that
these sites are retained as land reserves for potential future educational use to service future populations as
new residential developments are completed in the medium to longer terms. The sites will remain reserved,
managed and maintained by the landowners’.
To ignore this unambiguous direction from Government is another example of the disregard for building a
sustainable community. Omission for provision of educational facilities is completely unacceptable, and further
underlines the neglect by the applicant to understand the needs for this area. We would implore ABP and DCC
to uphold and defend the intent of the original LAP.
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DENSITY, HIGH RISE & POPULATION PROJECTIONS
Whilst we are in the midst of a housing crisis, this does not mean that we must disregard all standards and ignore
fundamental deficiencies in transportation, employment, community and social infrastructure by cramming
more and more units into an area already earmarked for high-density development.
The number of units envisaged for the area under the LAP was approx. 3,600, which would already make it one
of the highest density suburban areas in the country. Density more akin to the Dublin Docklands but without
any employment opportunities. This plan added to the units currently inexistence and under construction would
bring the total to approx. 4,000. The application also seems to largely, if not entirely, ignore the existence of the
approx. 4.5 acres of land located to the rear of the shopping centre which was originally earmarked for
residential development. If this was developed at a similar density, we could end up with approx. 4,400 units.
This would result in a density more akin to the Dublin Docklands area but without the corresponding
employment opportunities.
In addition, the Applicants projects a population of 11,774 for the town. In doing so, they not only omitted the
4.5 acres behind the shopping centre but also based their population projection on the current average number
of occupants per unit in the town as of Census 2016. As can be seen from the table below the town has a very
young age profile, with the bulk of the population in the age demographic whereby they would be starting
families. Many of these people are only just starting or are soon to start families and so the number of people
per household should increase greatly in the next few years. As a result, it is our view that the population of the
town would be more likely to exceed 15,000 people.
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The new Urban Development & Building Height Guidelines for Planning Authorities (December 2018) allow for
increases in height and density in central or accessible areas. While no upper guideline density is specified in
the guidelines, this is not to suggest, as part of some mindless mantra, that the sky is the limit and there are no
restrictions on development densities or building heights. This area was already planned having regard to its
accessibility and pushed to the limits of that capacity or in our view beyond that.
If this over development of the town is allowed to proceed, we may end up easing somewhat the housing
demand problem, but we will end up creating far more problems, which will be very difficult to rectify
retrospectively. It is important that we do not panic into a repeat of many of the town planning mistakes of the
past.
It is further submitted that the tower blocks as proposed for the developments will negatively impact and cause
visual disruption to the skyline. It is the Applicant’s contention that the National Development Plan allows for a
maximum height of 50m and is therefore in conflict with the Local Area Plan. However, the Local Area Plan is
useful with regard to examining objectives which are individually tailored for the area in a manner which the
National Development Plan does not have the opportunity to fully consider.
It is submitted that, whilst the NDP permits, in some limited circumstances, the construction of buildings of up
to 50M for a particular area, this does not necessitate that the LAP be wholly disregarded. Planning guidelines
provide that consistency between plans and strategies at different levels is essential. Therefore, consistency for
this purpose would mean that a guideline in the NDP permitting a building height in principle of up to 50m is not
wholly inconsistent with the LAP which restricts the height of development at this location to c.6 storeys, a
height which is far more appropriate for the area.
The Dublin City Development Plan 2016-2022 sets out policies and objectives to guide how and where a
development will take place in the city over the lifetime of the Plan. It provides an integrated, coherent spatial
framework to ensure the city is developed in an inclusive way which improves the quality of life for its citizens,
whilst also being a more attractive place to visit and work. This Plan was adopted by Dublin City Council at a
Special Council meeting on 23rd September 2016. The Plan came into effect on 21st October 2016. Consideration
was given to high rise buildings in the plan as follows;

“….Clustering of taller buildings of the type needed to promote significant densities of
commercial and residential space are likely to be achieved in a limited number of areas only.
Taller buildings (over 50m) are acceptable at locations such as at major public transport
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hubs, and some strategic development and regeneration areas (SDRAs). For example, the
North Lotts and Grand Canal Dock SDZ planning scheme provides for a limited number of
tall buildings at Boland’s Mills, the Point, Spencer Dock Square and Britain Quay.”
It is clear that any application for planning permission in respect of taller buildings must be wholly exceptional
in nature. Whilst the area is presently designated as SDRA, and therefore has a potential maximum permissive
building height of up to 50m, it is clear that such high rise buildings may not be appropriate and should only be
placed in some strategic development and residential areas. Concerns were highlighted such as the potential
for an incoherent streetscape, and it was noted that proposals for taller buildings must respect their context and
address the assessment criteria set out in the development standards section.
It was further noted in the Plan that it is the policy of Dublin City Council to provide for taller buildings in those
limited locations identified in order to promote investment, vitality and identity. It is respectfully submitted that
the proposed development does not promote any of these things. It is a wholly disproportionate, predominantly
residential development that fails to deliver even basic amenities such as adequate parking spaces for up to 75%
of residents. There cannot be vitality in such a development in circumstances whereby there is no balance
between, inter alia, residential and commercial opportunities.
The identity of the area will be detrimentally impacted and overpowered by the height of these looming
residential tower blocks. The disproportionate reduction in available office space will result in reduced
opportunities for investment and employment in the area. The identity of Clongriffin as an attractive North
Dublin suburb will be impacted greatly by the construction of such disproportionately tall buildings in close
proximity to the existing developments which comprise mainly 2-3 storey houses and approximately 6 story
apartment buildings.
The Dublin City Developmental Plan further states that;
“It is The Policy of Dublin City Council: SC17: To protect and enhance the skyline of the
inner city, and to ensure that all proposals for mid-rise and taller buildings make a positive
contribution to the urban character of the city…..(and) to promote a co-ordinated approach to
the provision of tall buildings through local area plans, strategic development zones and the
strategic development and regeneration areas principles, in order to prevent visual clutter or
cumulative negative visual disruption of the skyline.”
It is respectfully submitted that consideration should be given to the LAP in determining whether the application
should be approved. It is clear that the construction of high rise buildings in the locus would negatively impact
the skyline, resulting in visual clutter and creating an unattractive vista, making the area far less desirable. It is
further clear that Dublin City Council envisaged that LAPs should be considered in co-ordination with any plans
for taller buildings, regardless of the provision for maximum height buildings in the NDP, and that permission
for such taller buildings should only be granted in exceptional cases.
Furthermore, under section 16.5 of the Dublin City Development Plan (Plot Ratios), it states that “A higher plot
ratio may be permitted in certain circumstances such as – adjoining a major public transport termini and
corridoes, where an appropriate mix of residential and commercial uses is proposed”. It is clear that this proposal
neither provides for an appropriate mix of residential uses and it provides very few balanced commercial uses
relative to the density proposed. The only box ticked is that it is on a rail line but even that resource is already
over utilised and any improvements to it to come are to be shared with a booming population all along the
northern commuter line, with very few employment opportunities generally.

30 | P a g e

CONCLUSION
In conclusion, we firmly believe that this application and Clongriffin itself must not be looked at in isolation. It
must be considered in a wider context given the level of residential development planned in the surrounding
area and all along the northern commuter line.
The proposals represent a fundamental change to the master plan, LAP and the objectives for the lands behind
the shopping centre should be outlined as part of this. The town should become, as originally envisaged, the
economic hub of North East Dublin or Capital North as it was referred to.
The realities of employment opportunities, school place availability, community and social infrastructure,
transportation and roads infrastructure, population projections and the amount of Build to Rent properties in
the area, are in reality at major variance to what has been presented in these applications. The implications of
a grant of consent on the back of this are potentially very negative for the local population and the wider north
east of Dublin.
The area is also one of the first of many planned high-density new towns for the Dublin region. As such, this
should act as a positive example of dense development rather than potentially becoming a reinforcement of
negative perceptions that very commonly exist in Ireland as a result of previous planning failures.
There should be conditionality attached to any planning grant here that the development is phased in such a
way that employment opportunities (particularly office based), infrastructure and residential accommodation
are provided in tandem or in advance where appropriate.
The current draft plan appears more like a cynical attempt to maximise short term returns and at the expense
of the future of the place itself and the lost opportunity for north Dublin generally. It would become nothing
but another dormitory town. With the proposed housing development planned in neighbouring Fingal and other
surrounding areas there are in fact no other alternative sites, on the rail line in North East Dublin, which could
accommodate such office development. The impact on the environment of this lost opportunity would be
enormous. What would benefit the area greatly would be more employment not just increased levels of
housing.
In summary, no real attempt at quality “place making” appears to have been made with this application. The
proposals represents bad decisions in relation to density, not good, and are wholly unsustainable. The site being
considered has the potential to act as a fix to many of the issues in the North East of Dublin and should not be
used to exacerbate them. The proposal provides nothing in the way of opportunities for Clongriffin to become
a successful town. It would be genuinely difficult to envisage a worse development plan for this or any other
town for that matter.

Thank you for considering our observations and we very much hope that they resonate with you.
Yours sincerely

CLONGRIFFIN COMMUNITY ASSOCIATION
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APPENDIX A
Ireland 2040 – National Planning Framework –
Stage One Submission – Promoting Balanced
Development in the Grater Dublin Area
Genvest - March 2017
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APPENDIX B
COMMUNITY & SPORTS INFRASTRUCTURE –
COMPARATIVE ANALYSIS 2019
Swords Community & Sports Facilities
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Malahide Community & Sports Facilities
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North Fringe Community & Sports Facilities
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North Fringe Community & Sports Facilities (excluding Donaghmede facilities)
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Clongriffin Community & Sports Facilities (Excluding Donaghmede facilities)
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Clongriffin Community & Sports Facilities
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