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Executive Summary

Hibernia REIT (‘Hibernia’) recognises the full extent of
the housing crisis that Dublin is facing and wishes to
play its part in meeting challanges which lie ahead in
increasing housing supply. While the Metropolitan Area
Strategic Plan (‘MASP’) does identify many of the key
strategic housing sites which will be needed to meet the
future demand, more sites are needed. Hibernia have
put forward their lands at Newlands, Naas Road (144
acres) as an additional strategic site located within the
South-West corridor on the Red Luas line.
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Executive Summary

Executive Summary
•
This submission has been prepared on behalf of our client Hibernia REIT
plc (Hibernia), who, in addition to a number of major commercial & residential
investments in Dublin City centre, have significant landholdings (144 Acres) located at Newlands immediately to the west of the Red Cow Luas Park & Ride on the
Naas Road.
•
Our client is supportive of the overall policies and objectives of the draft
Regional, Spatial & Economic Strategy, which have been framed in the context of
supporting the implementation of the National Planning Framework. In particular,
Hibernia supports the focus on compact urban growth by promoting higher densities, high quality housing schemes on infill and brownfield sites located within the
built-up areas of our cities and towns, where they can fully utilise existing infrastructure, especially public transport, which can support a modal shift in favour of
sustainable transport modes.
•
Hibernia also welcomes the introduction of metropolitan scale strategic
planning, which is particularly relevant for Dublin given that the city, and its sphere
of influence, extends across multiple Local Authority areas.
•
Dublin city and the wider metropolitan area are currently experiencing a
housing crisis with severe shortages in supply to meet existing housing needs. It
is our view that the draft Regional Strategy and Metropolitan Plan have not given
sufficient attention to these matters in framing and designing the Metropolitan
Plan. Hibernia recognises the importance of expediting the delivery of new housing
stock to address both the current deficit and future growth.
•
It is submitted that the MASP should quantify both the existing & future
housing needs of the Region and the Dublin Metropolitan Area based on the NPF
Implementation Roadmap population projections. This has currently not been
included in the draft strategy. Once the level of housing needs has been established, the Metropolitan Area Strategic Plan should then identify and quantify
where and when the requisite numbers of housing units will be delivered to meet
existing and future demand.

Based on population figures and our knowledge
of known demographic trends, matters will unfortunately get worse before they get better. This
view is also supported by independent research
by Future Analytics Consulting (FAC) who were
commissioned as part of this submission to examine existing and future housing demand and
demand in Dublin. Based on their research it
is estimated that the population of Dublin (the
4 Dublin Councils) could grow by as much as
337,670 by 2031, which is over 95,000 higher
than the NPF projections. Based on these figures FAC have predicted that, based on the draft
MASP figures, there will be an under-provision of
development land within the four Dublin local authorities of between 22,300 – 57,000 residential
units by 2026 and between 57,700 - 98,000 by
2031.
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The majority of this new housing supply
(more than 50%) should be located within
the Dublin City and Suburbs to address the
RSO’s Sustainable Settlement Patterns,
Compact Growth and Urban Regeneration
and Integrated Transport and Land use
objectives.

•
Having undertaken an evaluation of the identified strategic housing sites
located within the five corridors, it is our view that there are insufficient lands
identified in the draft MASP both to meet overall housing needs in the short and
medium term, and to meet both individual local authority targets and the target
to have 50% of new housing located within the city & suburbs.
•
To address these shortfalls, the MASP together with the 4 Dublin local
authorities will need to identify and include further strategic lands within the
corridors, such as the Hibernia lands at Newlands, for housing.
•
Such sites must be capable of being delivered in a timely fashion and at
a scale & density to utilise the finite supply of undeveloped or under-utilised lands
in accordance with the recently published Urban Development & Building Height
Guidelines, and which makes full utilisation of existing transport, physical & social
infrastructure.
•
The Hibernia lands at Newlands, Naas Road (see overleaf) represent one
of the last remaining large-scale undeveloped sites within the city & suburbs suitable for housing. These lands meet all the relevant criteria for a strategic housing
site, are fully serviced and highly accessible, and have the additional advantage of
being capable of being developed in the short term to deliver a substantial number of housing units (4000+).
•
Given all of the locational and infrastructural attributes which the
Newlands site possesses, these lands are eminently suitable to be included
as a further strategic housing site within the South-West corridor, and, accordingly,
Hibernia requests that Table 5.1 in the draft MASP is amended to explicitly include
these lands along with the other identified sites on the Naas Road.
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Figure 1:
Hibernia Lands at Newlands, Naas Road
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1.0 Introduction
1.1 On the 5th November 2018 the Eastern &
Midland Regional Assembly published a notice
stating it had prepared a Draft Regional Spatial
& Economic Strategy (RSES) and invited written
submissions to be submitted by the 23rd January
2019.
1.2 This submission has been prepared on behalf
of our client Hibernia, who, in addition to a number
of major commercial & residential investments in
Dublin City centre, has significant landholdings
(144 acres) located at Newlands; to the west of
the Red Cow Luas Park & Ride on the Naas Road.
(See Map 1). This submission has been prepared
by John Spain Associates in conjunction with
Urban Agency and AECOM.
8

1.3 This submission will examine the planning context in which the
draft Regional Strategy and Metropolitan Plan have been prepared,
and, in particular, the severe ongoing housing crisis being experienced.
We will examine how this situation will unfortunately get worse before
it gets better given the significant current under-supply of housing and
projected population growth.
We will then examine the proposals contained in the draft plan to assess whether the proposed supply is sufficient to meet the needs we
have identified. This will demonstrate that there is an immediate need
for additional strategic residential sites to be identified, preferably located within the existing built-up area of Dublin.
The submission will conclude by putting forward the Hibernia lands
at Newlands as being an eminently suitable strategic site which would
contribute to easing the residential supply difficulties.
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2.0 Glossary
Active Land Management – This is the practice whereby Planning Authorities
actively monitor the delivery of housing on lands
zoned for residential use and proactively take
steps to ensure sufficient lands are made available to meet the housing demand.

NTA –
National Transport Authority
Hinterland – This is the area within Dublin’s sphere of influence
beyond the metropolitan area.

Headroom – This is the practice by Planning Authorities to zone
additional land for housing, over and above that
needed to cater for future population growth, on
the basis that not all zoned land will be brought
forward for development within the period of the
Development Plan.

Dublin Metropolitan Area – This is the area covered by Dublin City, South

Dublin and Dun Laoghaire-Rathdown and parts
of Counties Fingal, Meath, Kildare & Wicklow the
boundary of which was defined by the NTA Strategy for the Greater Dublin Area 2016-2035.

Dublin City & Suburbs –

10

This is the area defined by the Central Statistics
Office (CSO) and covers the administrative area
of Dublin City Council and the contiguous suburbs in the adjoining county councils.
(see Figure 2)

RSES –
MASP –

Regional Spatial & Economic Strategy
Metropolitan Area Strategic Plan
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3.0 Planning Context
3.1

“Hibernia understands the need to translate
the high-level objectives set out in the National
Planning Framework into more concrete and
specific regional planning objectives”

At the outset we wish to state that our client welcomes the publication of this draft
Regional Strategy and supportive of the overall policies and objectives contained
therein. We note the principal purpose of the RSES is to support the implementation of Project Ireland 2040, through the National Planning Framework (NPF) and
National Development Plan (NDP), and the economic policies and objectives of
the Government by providing a long-term strategic planning and economic framework for the development of the Region.

3.2
Hibernia understands the need to translate the high level objectives set out in the
National Planning Framework into more concrete and specific regional planning
objectives, which in turn will provide guidance to local Planning Authorities in the
review of existing City & County Development Plans which have to be undertaken
post the adoption of the Regional Strategy in Q1 2019

3.3
In particular, we welcome the introduction of a new form of planning at the metropolitan scale in the form of the Metropolitan Area Strategic Plan (MASP), which
seeks to ensure the continued competitiveness of Dublin and a supply of strategic
development for sustainable growth. This submission, prepared on behalf of
Hibernia, will focus its attention on this Metropolitan Plan. However, before
doing so we wish to make some general comments regarding the wider regional
strategy.

3.4
The regional profile provided in section 1.6 of the draft RSES provides a helpful
overview of past demographic trends and the implications of these trends for future growth patterns this shows that from 2006 to 2016 the Region grew by 15%
- an increase of over 300,000 people – exceeding the state average growth rate
of 12% over the same period. The region contains some of the fastest growing
communities in the country which increases demand for housing, infrastructure
and services in those areas.
12

EASTERN SPA - Socio-Economic Evidence Baseline Report, 2017

EMRA - Population Change, 2006-2016

3.5
Population growth is set to continue following a return to net inward migration, a
result of a resurgent post-crash economy, combined with a young demographic
profile nationwide. However, the draft RSES has identified that population growth
rates varied across the region, with some peripheral and inner-urban areas experiencing population decline between 2006 and 2016, while other areas have seen
significant growth rates (see Figure 3 below). In line with a prevailing state-wide
trend of urbanisation, the region saw a continued increase in the share of population residing in urban areas.

3.6
These demographic trends and associated spatial patterns of development
illustrate that the new planning policies being espoused in the National Planning
Framework, and now in the draft Regional Strategy, which are seeking to promote
compact urban growth, will require a focused and sustained effort which will need
to be actively supported by the constituent local authorities in their reviewed
Development Plans.

3.7
In particular, it is critical that those Planning Authorities which make up the Dublin
Metropolitan area quantify and identify sufficient serviced land to enable the right
quantum of housing to be delivered in the right places at the right times to ensure
that the policies of compact sustainable growth are fully implemented. This is a
very important issue which we shall return to below in dealing with the Metropolitan Area Strategic Plan.

3.8
As Hibernia is an owner of a substantial “infill” landbank on the Naas Road (see
Figure 1, Page 5) at Newlands, served by the Luas Red Line and situated with the
defined Dublin City & Suburbs area, if can make a significant contribution to the
goal of promoting compact growth on infill sites in close proximity to public transport corridors within the built-up area which can utilise existing public infrastructure.
Figure 3: Population
Change 2006 - 2016
EMRA - Population change, 2006 to 2016 (Source: CSO & AIRO)
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4.0 Housing Crisis
4.1
In addition to the new planning context within which the draft
Regional Strategy & Metropolitan Plan have been framed, it
is important to recognise the current housing crisis which the
country, and in particular the Greater Dublin Area, is experiencing. This crisis has materialised as a result of the contruction industry collapsing from 2008 onwards which has led to
a decade of little or no house building.

4.2

4.4
In this context of a housing crisis Hibernia recognise the
importance to expediate the delivery of new housing developments in the short term to address the current housing
supply deficits, as well as making provision for future population growth. Therefore it is imperative that in any assessment
of housing needs it will be very important to move beyond
solely an examination of land capacities, but to also critically
examine the issue of the timing of housing delivery, especially on key sites. The length of time it takes from the zoning of
land for housing to the completion of housing developments
is often significantly underestimated, and can result in a
significant shortfall of housing delivery.

From 2011-2018 there was only 20,250 residential units
delivered within the four Dublin local authority areas according to CSO housing completion figures. John Spain Associates
estimate, based on the recorded population growth rate for
4.8
the period, that there was an under-supply in the order of
33,000 residential units for the period. It is respectfully sub- In the absence of any published official data to quantify
mitted that the MASP should give much greater prominence current housing needs within the Dublin metropolitan,
to the current housing crisis and existing pent-up demand.
Hibernia have commissioned Future Analytics Consulting
(FAC) to undertake research to estimate the current magnitude of additional housing stock required to meet existing
4.3
and future demand.
The lack of supply has resulted in large components of the
population having to seek alternative accommodation, such The full report of FAC research is contained in Appendix1.
as: commuters that live long distances from work or college in the hinterland of the Metropolitan Area and having
to spend long periods each day commuting; students and
people entering the workforce having to remain in the family
home, much longer than usual; over crowding in rental
accommodation; unfortunate families that have had their
homes repossessed and now being put up in temporary
accommodation.
14

Figure 4:
Housing Survey Chart
2006 - 2018
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5.0 Housing Crisis will get Worse Before
it gets Better
Dublin City & Suburbs
NPF / RSES Projections

2.48

Avergage household size

16

227, 000

Projected population increase

91, 500+
Additional housing units by 2031

5.1
While the economic situation has improved significantly, there is still a large number of landowners (and/or their financial backers) that are reluctant to commit to
developing their lands, due to a range of issues including: construction inflation
(materials and labour) and hence affordability; restrictions in mortgages applied
by the Central Bank, delays in adopting changes in planning legislation, and the
time lag to receive planning approval. This has consequentially resulted in land
hoarding and consequential inflation in the value of alternative land suitable for
housing. To alleviate this inflation, we believe that additional suitable lands need
to be identified for development by the Metropolitan Area Strategic Plan, such as
the Newlands lands on the Naas Road

5.2
The NPF sets out a targeted pattern of growth for the Region and the capital city
and this is further expanded in the Implementation Roadmap for the National
Planning Framework (July 2018). A further breakdown of population projections to
county level has been provided in Appendix B of the draft RSES for use by Local
Authorities in the formulation of the core strategies of their Development Plans.
These figures were taken directly from the NPF Implementation Roadmap.

5.4 The research report prepared by Future Analytics (see
Appendix 1) suggests that the NPF population projections
are in fact very conservative and are based on much lower migration rates than are actually being experienced at
present. In fact, based on FAC population projection figures,
there is going to be an additional 95,000 persons over and
above the 2031 NPF projected population for the combined
four Dublin Councils. This is a material difference that would
require circa. 38,300 households based on an average
household size of 2.48 to be provided.

5.3
Beyond these figures the only other population projections provided in the draft
RSES are on page 28 of the document where it sets out the projected population
for both Dublin city & suburbs and for the Dublin metropolitan area for 2031. The
headline figure to take from these population projections is that by 2031 (the 12
year period of the strategy) Dublin city & suburbs will need to accommodate an
additional 227,000 people (a growth rate of almost 20%). Even taking the conservative current average household size of 2.48, this equates to an additional
91,500+ households to be housed within the city and suburbs over the next 12
years.
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5.5
Even after taking into account the projected population and the current housing
shortfall, the critical factor is to take into consideration the time lag associated
with the delivery of large housing developments which, in our view, is around 5
years to allow for the various different stages of a project (masterplanning, zoning,
planning approvals, securing funding, delivery and selling). So for any strategic
development sites to be completed by 2026 the projects will have to be initiated
by 2021.

5.6
Once the demand is determined it is also recommended that a factor of contingency is added into the equation to take into account possible non-delivery of
some planned projects, which could arise from many factors such as planning
refusal, withdrawl from funding, delays to or cancellation of critical infrastructure
environmental concerns. Accordingly, Hibernia would welcome the proposals for
‘Headroom’ as set out on Page 42 of the draft RSES, and requests that the Regional Assembly ensures that this is followed through on the review of the constituent development plans.

18

“... in addition to projected population growth and
making good the shortfall, the critical factor is to
take into consideration the time lag associated
with the delivery of large housing developments.”

19
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6.0 Considering the Wider Context
6.1 Hibernia welcomes the introduction of metropolitan scale strategic planning, which is particularly relevant for Dublin given that the city, and its
sphere of influence, extends across multiple Local
Authority areas. The requirement for a Metropolitan Area Strategic Plan (MASP) to be prepared for
Dublin as part of the draft RSES was set out for the
first time in Project Ireland 2040 – National Planning Framework (NPF).

20

6.2
For Dublin City and Suburbs, we note that the RSES supports
the consolidation and re-intensification of infill/brownfield
sites to provide high density and people-intensive uses within the existing built-up area of Dublin city and suburbs and
ensures that the development of future development areas
is co-ordinated with the delivery of key water infrastructure
and public transport projects. The draft RSES also adopts the
NPF target of at least 50% of all new homes being delivered
within, or contiguous to, the existing built-up area of Dublin.
In Hibernia’s view this should be a minimum percentage and,
in the implementation of the MASP, the relevant authorities
should strive for a higher figure to allow for a more sustainable consolidation of the urban growth.

6.3
Hibernia is supportive of both the overall regional growth
strategy and the approach for the development of Dublin
proposed in the growth strategy as set out in Chapter 3
of the draft RSES. However, given the relative difficulties in
developing brownfield/infill sites vis-à-vis greenfield/edge-oftown sites, it is respectfully submitted that the MASP should
identify and quantify the infill and brownfield sites necessary
to meet this 50% target and demonstrate how the requisite
number of new housing units on brownfield/infill sites can be
delivered within the short- (2026) and medium-term (2031).
These figures are currently absent from the draft strategy.

6.4
Given that the Greater Dublin Area operates as a single
housing market and given the seriousness of the current
housing crisis, in our view a fundamental requirement of the
MASP for Dublin is to quantify the scale of current and future
housing needs and to set out a framework and pathway as
to where and when housing can be delivered to meet these
quantified needs in the short, medium and long term.
21
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7.0 Dublin Metropolitan Area Strategic Plan (MASP)
7.1 The overall strategy for the Metro Area is
based on the identification of four Strategic
Corridors, where, along with the city centre, the
bulk of future housing and employment develop- ments are to be located to accommodate an
additional 242,000 people by 2031 (see Figure
5, overleaf, taken from the draft RSES).

7.2
To achieve the ambitious compact development target of at least 50% of all new
homes within, or contiguous to, the existing built-up area in Dublin, the MASP
identifies strategic residential, employment and regeneration development locations on the strategic corridors along with the requisite infrastructure investment
needed to ensure a steady supply of sites in tandem with the delivery of key public
transport projects as set out in the NDP.

7.3
The stated criteria for the identifying the corridors involved a selection of strategic
development opportunities proposed by Local Authorities that included an evidence-based analysis of their current and future development capacity and their
potential to deliver agreed strategic outcomes such as compact development;
placemaking; accessibility to high quality public transport corridors; potential for
economic development and employment creation and to support a reduced carbon footprint through greater energy efficiency and the creation of energy districts.

7.4
It is noted that all of the identified strategic development sites included in the
draft MASP are ones which have already been incorporated in existing County/
City Development Plans and no new sites have been brought forward. In our view
it would be advantageous for the Regional Assembly to work closely with the constituent Local Authorities to identify further suitable strategic sites based on the
criteria set out in Section 5.3 of the MASP which have been included
in Annex 3 below.

22

7.5
Hibernia supports the approach put forward in the MASP
to promote sustainable compact growth in areas with existing
enabling infrastructure, particularly high-capacity public
transport links, and services. In this regard, we would recommend that the draft MASP be made more explicit to support, as a matter of priority, brownfield and infill sites within
the Dublin City & Suburbs Area. This is implied in Section 5.7
of the MASP dealing with Housing Delivery, but this could
be strengthened further.

7.6
Before moving on to examine in more detail the strategic
corridors and the identified strategic sites and associated
capacities, we would like to make an observation in relation
Figure 5, right. While we understand that this figure is purely
diagrammatic in nature, we would respectfully suggest that it
be adjusted to show the Luas Red line to the south of the M7
(west of the M50) and not to the north as it appears to be.

Figure 5:
Extract from the draft
Regional Spatial &
Economic Strategy for the
Eastern & Midland Region
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8.0 Has MASP Identified Sufficient Land
to Meet the Housing Needs?
8.1 Before examining the quantum, capacity and deliverability of the identified
strategic housing and employment sites contained within the strategic corridors,
it is important to highlight that the MASP, as currently drafted, does not attempt to
disaggregate the housing supply figures either spatially or by type of site despite
the fact there are separate targets for city & suburbs/metropolitan area and for
brownfield/greenfield sites. In our view the MASP would benefit from such
disaggregation and would facilitate monitoring and review.
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8.4
At the slightly larger geographic scale of the combined
area of the four Dublin local authorities, the FAC research
has found that, based on their population projections and
assessment of current residential land capacities,
an additional 32,435 to 40,322 housing units will be
required over and above what the draft MASP has provided
for (see Appendix 1 for further details). Hibernia supports
the robust analysis prepared by Future Analytics and its
assessment that further land capacity will be required to
meet expected housing demand resulting from projected
population growth in the short- and medium-terms.

8.5
The discussed figures point to the fact that the draft MASP
has not identified a sufficient quantum of lands that can
meet the metropolitan area’s housing needs in the shortterm (2026) and out to 2031 and there is an immediate
requirement for additional sites to be identified and included
within an amended draft MASP.

25

1.0

2.0

3.0

4.0

5.0

6.0

7.0

8.0

9.0

10.0 11.0

Appendix 1 Appendix 2 Appendix 3

9.0 Where Should New Housing
Supply be located?
9.2

9.1 As noted above it is a specific objective
of both the draft RSES and MASP that at least
half of all future housing be located with-in,
or contiguous to, the built-up area of Dublin
in order to address the regional strategic
outcomes of sustainable settlement patterns,
compact growth, urban regeneration and
integrated transport & land-Use objectives.

To address the shortfall in housing capacity identified in the previous section, the
draft MASP working together with the four Dublin Local Authorities need to identify
and include further lands within the corridors, located within the city & suburbs,
suitable for housing, based on the guiding principles which the MASP has used
to structure the growth of Dublin (see Appendix 3), including the requirement
for headroom as per Page 42 of draft RSES.

9.3
Given the known time lag between site identification and commencement of
development, such sites identified must be capable of being delivered as soon
as possible and at a scale & density to utilise the finite supply of undeveloped
or under-utilised lands in accordance with the recently published Urban Development & Building Height Guidelines, making full utilisation of existing transport,
physical & social infrastructure.

9.4
Accordingly, we suggest that the Regional Assembly, in conjunction with the relevant local authorities, seeks to identify further strategic housing sites, preferably
located within Dublin city & suburbs, and has these included within a revised and
expanded Table 5.1.
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10.0 Contribution the Newlands, Naas Road
Lands can Make to Housing Needs
10.1
The Hibernia lands at Newlands, Naas Road, represent one of the last
remaining large scale undeveloped sites within the city & suburbs suitable for
housing (see Figure 2) These lands meet all of the relevant criteria for a strategic
housing site as set out in the draft MASP, which include:
10.2
Infill site within Dublin City & Suburbs close to city centre
The Hibernia lands at Newlands are located within the CSO-defined Dublin city &
suburbs, 8km from the city centre, on an infill site located between Kingswood
Heights and Clondalkin with extensive frontage onto both the Naas & Belgard
Roads
10.3
Public Transport Accessibility
The lands are located within 10 minutes walking of both the Luas Red Line and the
existing bus corridors and proposed Bus Connects corridors. This could be further
enhanced by the provision of an additional stop on the Red Line and additional
local bus services (See Figure 8)
10.4
Supports consolidation and intensification
Located within the metropolitan consolidation area as defined by South Dublin
County Council in the Core Strategy of its current County Development Plan. The
development of these lands next to high frequency public transport corridors
would permit the creation of a substantial new community at appropriate densities
which would complement and consolidate this part of west Dublin, including the
proposed regeneration areas on the Naas Road further to the east (See Figure 8)
10.5
Makes full use of existing transport and other public infrastructure
These lands are already fully serviced and benefit from the presence of high
quality public transport (Luas + Bus), advanced communications infrastructure,
water and waste water networks, and energy infrastructure, all with spare capacity.
(see summary infrastructure assessment report prepared by AECOM included in
Appendix 2)
28

10.6
Given all of the above locational and infrastructural attributes which the Newlands site possesses, these lands are eminently suitable for inclusion as a further
strategic housing site within the South-West corridor. In addition, given the very
limited number of landowners involved and given our clients access to the requisite financing, these lands have the added benefit of being capable of being
developed for large scale housing within the short-term timeframe.

10.7
It should also be noted that, given the previous inclusion of a number of other
strategic development sites within the general Naas Road environs, which have
already been subjected to Strategic Environmental and Appropriate Assessment,
it is our view that the inclusion of this additional site within the South-West
corridor would not require any further environmental assessments.

10.8
The lands within Hibernia ownership are capable of accommodating in the order
of 4,000 housing units (+ other employment/mixed uses), while the immediately
adjoining lands in other ownerships could accommodate an additional 3,500+
units. (i.e. 7,500+ in total).
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11.0 Conclusions
1
Our client, Hibernia, is supportive of the overall policies
and objectives of the draft Regional Spatial & Economic Strategy, which have been framed in the context of
supporting the implementation of the National Planning
Framework. In particular, Hibernia supports the focus on
compact urban growth by promoting higher densities in
high quality housing schemes on infill and brownfield sites
located within the built up areas of our cities and towns,
where they can fully utilise existing infrastructure, especially public transport, which can support a modal shift
in favour of sustainable transport modes.

7
To address these shortfalls, the MASP together with the
4 Dublin local authorities will need to identify and include
further strategic lands for housing within the strategic
corridors.

30

2
Hibernia also welcomes the introduction of metropolitan
scale strategic planning, which is particularly relevant
for Dublin given that the city, and its sphere of influence,
extends across multiple Local Authority areas.

8
The majority of this new housing supply (more than 50%)
should be located within the Dublin City and Suburbs
to address the RSO’s Sustainable Settlement Patterns,
Compact Growth and Urban Regeneration and Integrated
Transport and Land-use objectives.

3
Dublin city and the wider metropolitan area is currently
experiencing a housing crisis with severe shortages in
housing supply to meet existing housing needs. It is our
view that the draft Regional Strategy and Metropolitan
Plan have not given sufficient attention to these matters
in framing the Metropolitan Plan. Hibernia recognises the
importance to expedite the delivery of new housing stock
to address both the current deficit and future growth.

9
Such sites must be capable of being delivered in a timely
fashion and at a scale and density to utilise the finite supply of undeveloped or under-utilised lands in accordance
with the recently published Urban Development & Building
Height Guidelines, making full utilisation of existing transport, physical & social infrastructure.

4

5

6

Based on populations projections and our knowledge of
demographic trends, matters will unfortunately get worse
before they get better. This view is also supported by
independent research by Future Analytics Consulting who
were commissioned as part of this submission to examine
existing and future housing demand in Dublin. Based on
their research it is estimated that the population of Dublin
(the 4 Dublin Councils) could grow by as much as 337,670
by 2031, which is over 95,000 higher than the NPF projections. Based on these figures FAC have predicted that
that, based on the draft MASP figures, there will be an
under-provision of development land within the four Dublin
local authorities of between 22,300 – 54,000 residential
units by 2026 and between 57, 700 - 98, 000 by 2031.

It is submitted that the MASP should quantify both the
existing & future housing needs based on the NPF Implementation Roadmap population projections. This has
currently not been included in the draft Plan. Once the
level of housing needs has been established, the Metropolitan Area Strategic Plan should then identify and quantify
where and when the requisite numbers of housing units
will be delivered to meet existing and future demand.

Having undertaken an evaluation of the identified strategic
housing sites located within the city centre and the four
strategic corridors, it is our view that there are insufficient
lands identified in the draft MASP both to meet overall
housing needs in the short (2026) and medium (2031)
term, to meet both individual local authority targets and
the target to have 50% of new housing located within the
city and suburbs.

10

11

12

The Hibernia lands at Newlands, Naas Road represent
one of the most connected large-scale undeveloped sites
within the city & suburbs suitable for housing. These lands
meet all the relevant criteria for a strategic housing site,
are fully serviced and are highly accessible, and have the
additional advantage of being capable of being developed
in the short term to deliver a substantial number of housing units (4000+).

Given all of the locational and infrastructural attributes
which the Newlands site possesses, these lands are
eminently suitable to be included as a further strategic
housing site within the South-West corridor, and accordingly
Hibernia would request that Table 5.1 in the draft MASP is
amended to explicitly include these lands along with the
other identified sites on the Naas Road within the SouthWest corridor.

In this regard, we respectfully suggest that Table 5.1 on
Page 77 of the draft MASP be amended by the addition of
“Infill site at Newlands, Naas Road” under the LUAS Red
Line Heading the short term capacity of the South-West
corridor is increased by a quantum of 15,000 persons.
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Dublin’s Capacity to Deliver
Report Prepared by Future Analytics Consultants
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Appendix 2

Summary of Infrastructural Capacity of Lands at Newlands, Naas Road
Report Prepared by AECOM
Introduction
This report was prepared for Hibernia to accompany their submission the Eastern Region Spatial
and Economic Strategy (RSES) to make the case that the subject lands become available in the
short term for the provision of housing and associated services and facilities.
The subject Lands are currently in use as a mix of brownfield development (distribution warehousing) and agricultural use and total 144 acres. Immediately to the north of the Hiberina lands is
the Red Cow Luas stop, and maintenance depot, as well as the Park and Ride facility.
The site is located South of the N7, East of the Belgard Road, North of the Kingwood Heights
estate and west of the M50 and adjacent SDCC lands. The subject lands are is one of the most
accessible large development sites in the Dublin region in terms of road and public transport
access. It has easy access north and south via the M50 and east west via the N7 and Naas road,
all of which are high capacity national primary routes. The lands are also excellently serviced by
public transport provision as indicated in the following paragraphs.
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1

The principle reason for promoting this site is
its accessibility and location along the South
West Corridor which has recently been proposed as a Strategic Development Corridor in
the RSES and the fact that it is fully serviced
and has the primary infrastructure in place to
allow for the site to be developed in the short
term and at low cost to the State.

Public Transport
Luas Provision
The Luas Red Line runs within 10mins walking distance of the site and provides a
high capacity public transport link to and from the city center. The Red Cow Luas
Stop located to the north east of the subject lands is served by trams on the Luas
Red Line between 5.30am and midnight. The service is very frequent, with an
eastbound tram serving the Red Cow on average every 4 minutes between 7am
and 7pm on weekdays with the ability to transport 4,000 passengers per direction
per hour (ppdph).
The Luas Red Line connects the Newlands site with the city centre (approx. 20
minute journey time), in addition to stops at Heuston Station and Connolly Station.
It also provides quick access to St. James’s Hospital complex including the new
Children’s hospital, the Digital Hub and Docklands, or in an outbound/counerpeak direction towards destinations such as the Citywest Business Campus and
Tallaght.
Initial investigations would also suggest that it may be possible to provide an additional Luas stop at the south of the Red Cow site which would allow further penetration of public transportto serve the site, thereby further reducing the reliance
of cars travel and reducing the impacton the surrounding road network.
Proximity of the subject lands to existing public transport infrastructure and the
exemplar design which will be proposed for the lands in terms of the prioritisation
of sustainable travel modes means that the lands have the potential to accommodate residential development without severely impacting upon the capacity of the
surrounding road network. Therefore, these lands have advantages over many of
the sites located on the Strategic Development Corridors outlined in the RSES in
their ability to deliver housing in the short term without any requirement for
delivery of significant enabling infrastructure.
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BusConnects Upgrade

Bus Provision

The Dublin Area Bus Network Redesign proposals published by the National
Transport Authority in June 2018 will greatly enhance public transport connectivity to and from the subject lands. It is currently envisaged that the network
re-design will be implemented during 2020, aspects of the proposals which
will most benefit the subject lands include:

The Gateway site also benefits from good access to the Dublin Bus network with
a number of bus stops and associated bus routes located in close proximity to
the site boundaries. Dublin Bus routes 13, 68 and 69 which pass the site provide
high frequency and high capacity services to/from the city centre to Grangecastle,
Newcastle and Rathcoole respectively. In addition, Dublin Bus routes 13, 51X, 68,
69 provide additional services towards the city centre. The 56a to Tallaght serves
Ballymount Road (south of the subject lands) while the 76 and 76a to Tallaght and
Chapelizod serve Belgard Road to the west of subject lands.

• Route W2 (Tallght - Liffey Valley) will serve Belgard
Road every 15 minutes on weekdays;
• Route S4 (Liffey Valley - UCD) accessible with one interchange at either
Kylemore Luas stop or Walkinstown Road / Ballymount Road junction
(via the new bus route 20) will provide much improved access to UCD
& Clonskeagh, as well as to the Luas Green Line & N11 Corridors;
• Route 255 (Balgaddy - Clondalkin - Red Cow) would provide a direct
connection between Clondalkin & the Red Cow Luas stop & is proposed
to run every 15 minutes;
• Route 20 (College Green - Kingswood) is proposed to operate every 15
minutes at peak time along Ballymount Road, south of the subject lands;
• D3 bus route (accessible from the Kylemore Luas Stop) located South
of the Luas Red Line, this route will provide improved journey times
to Southern parts of the City Centre as well as inner suburbs along
the route.

Inter-City / Regional Bus Services
A very large number of inter-city and regional coach services stop at the Luas Red
Cow Park & Ride. While these may have limited relevance to daily commuting for
most potential future residents, the availability of these services will help to suppress the demand for car ownership amongst residents who need to make regular
trips to any of the destinations served by these routes (e.g. to visit family or for
other personal or business reasons). Currently, Dublin Coach offer four different
frequent routes, including: an N7 24-hour service to Portlaoise with an hourly
frequency; an M7 express service to Limerick, Ennis and Tralee (every half hour
to Limerick, hourly to Ennis and 9 services/day to Tralee); an M9 express service
to Kilkenny and Waterford every two hours; and direct services to Dublin Airport
and Dundrum every half hour. Other operators including JJ Kavanagh, Bus Eireann
and Kenneally Bus also operate numerous services every day to Limerick, Clommel, Kilkenny, Athy, Naas, Waterford, Kildare and Carlow, with most of these also
serving some intermediate destinations.

According to the NTA’s Draft Integrated Implementation Plan 2019-2024, it is intended that half of the total kilometres of the radial corridors included in the Core
Bus Network will be delivered by 2024, with the remainder delivered between
2025 and 2027.
Six orbital routes are also proposed for development as part of the network of
Core Bus Corridors, including a Tallaght – Blanchardstown corridor which it is assumed will run along Belgard Road to the west of the subject lands (the proposed
W2 route in the Bus Network Redesign proposals).
Once again, the subject site’s proximity to a number of high frequency bus
corridors will allow any proposed development to make maximum use of public
transport provision in the area.
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2 Walking & Cycling
The subject lands are located within an easy cycling
distance of many significant employment areas,
including Tallaght Village (approx. 3km), Cookstown
Industrial Estate and Broomhill Industrial Estate
in Tallaght (approx. 2.5km), Park West Business
Park (<4km), Grange Castle Business Park (approx.
6km). The Gateway site is also less than 10km from
the city centre and therefore would also be considered a feasible commuting distance for many cyclists, with an estimated journey time of less than
30 minutes.

The Greater Dublin Area (GDA) Cycle Network Plan, published
by the NTA in December 2013, includes proposals for a comprehensive network of primary, secondary and ‘feeder’
cycle routes throughout the GDA. In the vicinity of the subject
lands, the proposals include a primary cycle route to the west
side of the lands, secondary and greenway routes along the
periphery and a local feeder routes along the southern side
of the N7. Many of the key radial sections of the GDA Cycle
Network Plan are anticipated to be delivered as part of the
Core Bus Corridors project mentioned previously.
The GDA Cycle Network Plan already proposes a new cycle
bridge over the M50 which would provide an alternative route
to the Nass Road towards Walkinstown roundabout. The delivery,of a pedestrian and cycle bridge at this location would
significantly improve accessibility for,these modes to lands
from the east.
Walking will be a less significant mode in comparison to
cycling for external trips. However, a,high walking mode share
for internal trips as well as highly attractive walking routes to
internal,and external public transport nodes will be designed
into the development.
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3
Road Access
A number of alternative locations have been identified where vehicular access
to the subject lands could be provided utilizing the existing local road network
surrounding the Newlands Site. Combined with the proposed extensive measures
which will support sustainable transport modes, a large-scale residential and
mixed use development can be accommodated on these lands with limited material impact on the adjoining national roads (N7/M50).
The proposed design for the subject lands will reflect a modal hierarchy which
gives priority to active and sustainable modes over private car use and car ownership. The internal road layout will follow the principles of the Design Manual for
Urban Roads and Streets (DMURS) and quality pedestrian infrastructure will be
provided, including a highly permeable street network which will provide convenient access to key public transport nodes, town center facilities, schools and employment. An extensive network of cycle facilities will be provided throughout the
development which will be designed in accordance with DMURS and the National
Cycle Manual.
A sustainable travel culture will also be supported by the provision of a reduced
rate of parking in comparison to current South Dublin County Council maximum
rates and the implementation of comprehensive parking demand management
strategy.

4
Site Utilities
A review of the utility records from the relevant statutory bodies and utilities
providers has been undertaken to inform this report to determine how best to
connect the development of the 144 acre lands into the existing infrastructure
that serves the surrounding areas. All required services are available in the immediate vicinity of the site and can be connected into without significant delay. The
next stage of this study is to develop the detailed planning of each utility to determine the capacity of the services required in a phased sequential manner based
on a highly efficient and sustainable approach. When this is complete Hibernia
would arrange to sit down with the relevant statutory bodies and utilities providers
to allow for their input and for them to allow the planning of any enhancements
of their networks required.A brief summary of the existing services serving the
Newlands Site are:
66

Telecoms and Broadband
There are telecommunication connections points along the perimeter of the site.
Virgin Media and Eir have extensive existing underground services. There are also
existing BT underground services which run the length of the Belgard Road.
ESB Network
Underground ESB Networks services run along the length of the Belgard Road at
the western boundary of the site, power supply could be potentially drawn from
the existing ESB Networks utilities and be drawn into the development.
Gas Transmission
There is an existing gas transmission pipe running the length of the Naas Road at
the northern boundary of the subject site. A gas transmission line can therefore
be drawn into the development and will extend around the site.
District Heating
The introduction of a gas fired Combined Heat and Power (CHP) District Heating is
proposed for the development. CHP effectively uses waste heat from the electricity
generation process to provide useful heat for space and water heating; the advantage of this system is that it leads to higher system efficiencies when compared
to a typical supply arrangement of grid-imported electricity and conventional heat
boilers. CHP is considered a low carbon technology when fired by natural gas, to
generate electricity and provide heating and hot water. It is proposed that the CHP
system be used in conjunction with the District Heating network to serve the development with heat in the form of hot water from multiple networked centralised
energy centres.
Foul Water Drainage
There are several locations where the masterplan lands could connect to the existing foul network which runs under the M50 motorway and ultimately discharges
to Ringsend Wastewater Treatment Plant. The foul sewer infrastructure will be
enhanced in order to deliver the full development potential of the 144 acre site.
Surface Water Drainage and Attenuation
The Development at Newlands would embrace Sustainable Urban Drainage Systems SUDs to manage storm water. Attenuation ponds and watercourses systems
would be incorporated thus replicating nature and introducing environment’s
which will sustain biodiversity. The systems employed would replicate the greenfield run-of rate in line with best practice is achieved.
Water Supply
The area around the Newlands site is well served by Irish Water existing watermains. Connection to the existing 300mm diameter watermain on the southern
side of the Naas Road would be favoured.

5

Sustainable Approach

The development would embrace a low carbon footprint and include a number of sustainable
indicatives. Buildings would be designed to utilise passive design principles and would be well
insulated and meet rigorous airtight testing. Low carbon modal travel is to be encouraged with
active transport such as cycling and walking designed into the masterplan. Large areas of open
space and landscaping would address SUDs needs and also promote bio-diversity. The introduction of a gas fired CHP District Heating is proposed for the development. The CHP system
can be used in conjunction with the District Heating network to serve the development with heat
in the form of hot water from multiple networked centralised energy centres. Photovoltaic (PV)
Cell technology and heat pump technologies would be suitable for use with individual buildings
such are schools, offices and apartments. Water usage will be significantly reduced through
extensive use of rainwater harvesting systems in conjunction with emerging smart technologies.
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Appendix 3

Guiding Principles for Dublin’s Growth - Section 5.3 of MASP

Guiding Principles
Section 5.3 of the draft MASP sets out the Guiding principles for the growth of the Dublin Metro Area.
In particular we would like to highlight the following Guiding Principles, and to provide some observations to same:

1

2

3

Compact Sustainable Growth -

Intergrated Transport & Land Use -

Accelerate Housing Delivery -

Observation -

Observation -

Observation -

Promote consolidation of Dublin city and suburbs, refocus on
the development of brownfield and infill lands to achieve a target
of at least 50% of all new homes within or contiguous to the
existing built up area in Dublin.

This needs to be spelt out in greater detail how and where at
least 50% of Dublin’s new housing is to be provided within the
city & suburbs.

70

Target growth along high quality public transport corridors and
nodes linked to the delivery of key public transport projects
including BusConnects, DART expansion and Luas extension
programmes and the Metro Link, along with better integration
between networks.
MASP should include a specific Regional Policy Objective
(RPO) to undertake a detailed study to identify and establish
future housing capacities along these transport corridors.

Activate strategic residential development areas and support
the steady supply of sites to accelerate housing supply and the
adoption of performance-based standards to achieve higher
densities in the urban built up areas, supported by better
services and public transport.
While the MASP does recognise that the lists of sites identified
along the strategic corridors are not exhaustive (see for example
Section 5.7 dealing with phased sequential development in
Housing Delivery), it does not set out how further sites are to be
identified or brought forward for development, and what criteria
are to be applied.
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Future Development Areas -

Enabling Infrastructure -

Co-Ordinating & Active Land Management -

Observation -

Observation -

Observation -

Having regard to the long lead in time for planning and
development, identify future growth areas such Dunsink,
Swords-Lissenhall and Naas Road that may be delivered
beyond the lifetime of the draft RSES within the long term
2040 horizon of the NPF.
Very few long term strategic housing sites have been identified
in draft MASP – require further sites to be identified now.

Identify infrastructure capacity issues and ensure water / waste
water needs are met by national projects and improve sustainability in terms of energy, waste management and resource
efficiency and water, to include district heating and water
conservation.
In addition to identifying infrastructure capacity constraints, need
also to identify those areas which have infrastructure capacities
but which are under-utilised and are suitable for housing or
mixed uses.

Enhanced co-ordination across Local Authorities and relevant
agencies to promote more active urban development and
land management policies that focus on the development
of underutilised, brownfield, vacant and public lands

Strongly support heightened co-ordination and more pro-active
land management by local authorities across the Metro area.
Suggest that the Regional Assembly plays a more active role
to ensure this is consistently implemented.
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