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1

Introduction

1. Introduction
South Dublin County Council are delighted to submit this application in response to the call for Local
Infrastructure Housing Activation Fund (LIHAF) proposals.
The submitted proposal relates to the provision of key infrastructure in the Adamstown Strategic
Development Zone lands (Figure 1 ), which upon delivery, will facilitate the early activation of suitably
located and scaled housing supply, with a commitment on the part of the housing providers to produce
housing quickly, at a scale, and at affordable prices.
Figure 1: Adamstown SDZ Lands

For the purposes of this application, the proposal relates to the provision of the following
infrastructure, which are allocated over a number of phases in accordance with the Planning Scheme:





The construction of Loop Road 1, 2 and 3 through the Plan lands, with a cumulative cost of
(see Figure 2);
The construction of the Celbridge Link Road and junction, with a cost of
;
Provision of Tandy’s Lane Or Airlie Park, at a cost of
;
Provision of a Sports Hall and Community Centre, with a cost of
.
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Figure 2: Road Infrastructure in Adamstown SDZ (subject of this application)

All of the infrastructure projects proposed to be provided, which are the subject of this proposal
consist of off‐site infrastructure, addressing all the categories outlined within the LIHAF qualifying
expenditure criteria (i.e. access, environmental improvement and community and amenity facilities).
This delivery of this infrastructure in accordance with the Adamstown SDZ Planning Scheme will
directly contribute to the provision of 2,123 residential units, located within a designated priority
development area in the Dublin Region.
The implementation of this LIHAF proposal will support the realisation of Rebuilding Ireland’s
objectives, by facilitating housing supply in a high demand area, complete with the creation of a
sustainably integrated community, characterised by a positive mix of tenure types and housing
typologies, in both an attractive and accessible location, where property prices and rents are
affordable.
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2

Background and
Context

2. Background and Context
Within the context of the hierarchy of planning policy from national to regional and local level,
Adamstown is seen as a priority location, providing for a total of approximately 8,900 residential units
in an area that is a designated Strategic Development Zone, has significant infrastructural investment
to date, and is in a prime location in terms of accessibility to public transportation.
To date, the Adamstown model has delivered approximately 1,450 homes and significant supporting
infrastructure and services, including a railway station, 2 primary schools, a post primary school,
crèche, neighbourhood park, local retail services, water and sewerage infrastructure and internal
strategic roads and upgrades to adjoining road network. This has been achieved, despite the
challenges presented by the economic crisis and collapse of the residential market, which resulted in
a policy refocus in a review of the Planning Scheme in 2014 away from high density apartment led
development, and toward life‐cycle housing and associated reduced densities. The 2014 review of the
Planning Scheme retained the overall principles for a sustainable urban community with a strong
sense of identity, that is attractive, safe and secure in a traditional town and village format and
residential development occurs at a pace, whereby it is supported by all necessary facilities and
infrastructure.
The provision of the main link roads through the Plan lands and the supporting social and community
infrastructural requirements are considered by South Dublin County Council as being critical
components of development to deliver the SDZ to its full potential. The strategic location of
Adamstown, 16km west of the City Centre, and it’s designated SDZ status, which gives effect to fast‐
track planning, highlights the significant opportunity at this location to deliver necessary housing units
in tandem with essential infrastructure. This will result in the creation of a sustainable community of
approximately 20,000 new residents and will serve to realise the objectives of Rebuilding Ireland in
facilitating housing supply in the Dublin Region.
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Project Proposal and
Link to Housing Delivery

3. Project Proposal and Link to Housing Delivery
3.1. Proposal Summary
The proposal can be summarised as relating to the provision of key strategic regional infrastructure,
including 4 main roads and a junction upgrades project, 1 regional park and a sports hall/community
centre, which will result in the delivery of 2,123 residential units on the Adamstown SDZ lands.
In the interests of clarity, the proposal refers to the provision of the following infrastructure:





The Construction of Loop Road 1, 2 and 3 through the Plan lands, with a cumulative cost of
;
The Construction of the Celbridge Link Road and junction, connecting the SDZ lands to the
;
Regional Road (R403) and onto the N4 to the northwest, with a cost of
Provision of a regional public park (Tandy’s Lane Or Airlie Park), at a cost of
;
Provision of a Sports Hall and Community Centre with a cost of
.

The delivery of this infrastructure is contingent on the phased provision of housing, with each
development phase, inclusive of the construction of the aforementioned infrastructure, providing for
a defined percentage of housing. This requirement, which is outlined in Section 4 of this proposal will
be subject to legal agreement with all relevant developers.
Having carried out an assessment of potential housing output and engaged in dialogue with key
landowners, it is considered that 2,123 residential units can be delivered in Adamstown SDZ, provided
financial support is forthcoming on the critical infrastructure, as outlined above.

3.2. Project Description and Cost
The project relates to the development of 6 key infrastructural projects, which will provide a return of
2,123 residential units in the short‐term, whilst also being integral to the longer‐term delivery of an
overall 8,000 dwellings in the Adamstown SDZ.
The Adamstown SDZ Planning Scheme was adopted in 2003. It was subsequently reviewed in 2014 to
take account of the changing economic circumstances and to update the Scheme, in accordance with
changes to national policy. Since construction commenced on the SDZ lands in 2004,
has
been invested in strategic infrastructure, with
privately funded by the landowners. The
infrastructure that this funding has delivered includes a railway station, with dedicated commuter
tracks and intercity track providing a access to the city centre in 20 minutes, upgrade to existing roads
and Adamstown Link Road (this provides a Dublin Bus corridor which provides access to the city centre
in 36 minutes), two primary schools, 1,000 pupil secondary school, foul water pumping station and
drainage scheme, surface water drainage scheme and the main link roads between the landowners
While significant investment has taken place in Adamstown to date, taking into consideration the size
of the overall Plan lands at 214 hectares, there are a number of key infrastructural projects that are
required to enable the full potential of the Plan lands to be realised. It is those projects that are subject
to this application and which will deliver 2,123 residential units in the short term, and facilitate the
provision of an additional 4,250 units in the longer term.
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Of the 6 key infrastructural projects subject to this application, 4 of these projects relate to the
provision of an integral road network to serve both the SDZ lands and the surrounding area. The
construction of Loop Road 1, 2 and 3 (as illustrated in Figure 2) would provide a cross cutting road
network, which would unlock residential developments across all of the landholdings and enable
development to progress on these lands without further delay. The construction of the Celbridge Link
Road to the north west of the Plan lands would provide a significant connection between the SDZ
lands and the adjoining Regional and National road networks. It would enable a significant amount of
residential development to be delivered without overloading the existing road network, thereby
easing traffic congestion and enhancing travel times. These key pieces of road infrastructure are
considered to be an integral part of the accessibility and movement framework within Adamstown
and the surrounding area.
The other two projects that are the subject of this application relate to community infrastructure i.e.
a park and community centre. It is acknowledged that significant enabling infrastructure has been
delivered to date in Adamstown, some of which was provided for ahead of schedule. The issue that
has emerged is that the infrastructure delivered primarily relates to works that enable development,
such as roads, sewers and the railway station (that are difficult to build in part), as well as the provision
of sites for schools. All of this will greatly benefit the future development of Adamstown, but it was
identified at the public consultation stages of the Adamstown Review in 2013 that there are a number
of community facilities that are important to support the development of a large new community and
these must also be prioritised. These include community facilities, such as a community centre, a
sports hall, parks, children’s play facilities and playing pitches.
The provision of a park and community centre are considered a priority for this area and would
enhance the sustainable urban environment that has been created. The provision of these key pieces
of infrastructure within the Plan lands, would reduce the need for residents to travel outside the area
to access amenities, thereby reducing car based travel and reinforcing the development of a
sustainable community.
Overall, the six projects will support the existing and expanding sustainable community, where people
feel connected with the wider area, where future inhabitants and employees are provided with
transport options, ranging from walking, cycling, public transport or travelling by car, all contained
within an environment that embraces green infrastructure and sustainable drainage systems.
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The projects as discussed above, are outlined and described in Table 1 below, inclusive of costs and
fees:
Table 1: Project Description and Costs
Project

Project Description

Project 1

Construction of
Loop Road 1

Project 2

Construction of
Loop Road 2

Project 3

Construction of
Loop Road 3

Project 4

Celbridge Link Road
and junction
upgrade

Project 5

Regional Park
(Tandy’s Lane or
Airlie Park)

Project 6

Construction Costs

and
respectively

Fees &
Investigations

and
respectively

Total Costs

and
respectively

Community Centre
and Sports Hall

Overall
Total

€36,907,112.80

3.3. Housing Delivery Record
In submitting this proposal, due diligence is of central importance, with an emphasis placed by South
Dublin County Council in partnering with housing providers who can comply with the requirements of
LIHAF. Critical to this is the forging of a long‐term partnership, which will successfully deliver the
provision of affordable housing that will contribute to the creation of a sustainably integrated
community.
South Dublin County Council will continue to work with the 4 landowners of the SDZ lands, namely
Castlethorn Construction, Cairn Homes PLC, Lonestar Funds and Tierra Ltd (Hugh McGreevy & Sons),
all of which have a proven track record of delivering housing, whilst also having a significant
involvement in the Adamstown SDZ.
The existing 1,450 units delivered in Adamstown show a commitment from the landowners to deliver
high quality urban design, with effective integration of social and affordable units mixed with private
sector housing. All the landowners are actively building at present in Dublin and one is currently
building in Adamstown.
Cairn Homes Plc., are experienced housing providers with an extensive track record in delivering high
quality homes throughout Ireland over the past 30 years, which has included the delivery of social
housing. Presently, they are the only listed homebuilder in Ireland and have a current market
capitalisation of
(as at 6th October, 2016). Cairn is a member of the CIF (Irish Homebuilders
8

Association), CIRI, and has recently been accredited with the Safe‐T Certificate Accreditation. As it
stands, Cairn own a core land‐bank of 27 sites, with the potential to deliver in excess of 11,500 new
homes. Importantly, this land bank is somewhat de‐risked, as it is all zoned for development, with
many of the sites with full planning permissions in place.
Lone Star Funds is a global private equity firm that invests in real estate, equity, credit and other
financial assets. Since its establishment in 1995, it has organised funds with aggregate capital
commitment totalling over
. Lone Star Funds have focussed investment in both residential
and commercial markets in Ireland, United Kingdom as well as significant parts of mainland Europe.
Lone Star Funds has particular experience in investing within the buy‐to‐Let residential market.
Tierra Ltd (Hugh McGreevy and Sons) are experienced housing provides and have carried out a number
of residential projects in the Greater Dublin Area since the firms creation in 1976. The company has
successfully developed new residential projects such as The Grove, Hanstead in Lucan (64 houses and
apartments constructed from 2011‐2014) in spite of the economic downturn. With secure financing
arrangements in place, they continue to seek new development opportunities in the residential sector
in the Greater Dublin Area.
Castlethorn Construction, founded in 1991, has developed a well‐earned reputation for quality
housing and commercial properties. To date, they have constructed and sold over 9,000 units in areas
such as Blackrock, Castleknock, Stepaside and Artane, and continue to develop in the Greater Dublin
Area. As well as their existing residential and commercial developments within Adamstown to date,
they are also responsible for the development of Dundrum Town Centre and Belarmaine Plaza, a large
scale mixed use neighbourhood centre in Stepaside. They are currently on site in Adamstown,
constructing a mix of 150 no. 3 and 4 bedroomed houses, as well as 27 apartments. They are also
launching new residential schemes in Drumcondra, Ashtown and Foxrock, within the next 6 months.
Appendix 1 contains a letter signed on behalf of all landowners confirming the landowners’
cooperation in developing the lands in Adamstown and commitment to work together in the future.
To date this cooperation has delivered
worth of joint strategic infrastructure. The letter
also confirms the appointment of a dedicated project manager who has an in‐depth knowledge of
Adamstown and its Planning Scheme, someone who has been pivotal in the delivery of the existing
strategic infrastructure in Adamstown and other large scale infrastructural multi‐
landowner/stakeholder projects, such as the site infrastructure, public Realm and Broadstone Gate
transport interchange plaza in Grangegorman SDZ.
In submitting this proposal, South Dublin County Council is confident that its partnership with the said
private entities, who have a proven track record in housing provision, will ensure that it meets its
commitments under LIHAF and deliver housing, both expeditiously and at affordable rates.

3.4. Housing Delivery
The overall Adamstown SDZ Planning Scheme provides for the delivery of up to 8,900 residential units
on privately owned landholdings. This will provide for residential accommodation to meet the needs
of up to 24,000 residents across the entire Plan lands. The 2011 Census recorded a population of 3,358
people in Adamstown, having regard to the 1,200 housing units that were constructed at that time.
This LIHAF proposal relates to the provision of infrastructure across all of the Plan Lands, which will
provide for a total of 2,123 residential units over a 3 year period.
9

In the case of Adamstown SDZ Planning Scheme, South Dublin County Council are not a landowner of
any of the development land within the subject area. The principle means by which local authority
housing will be provided for will be through the application of the Part V mechanism. In this regard,
South Dublin County will seek the building and transfer of houses on‐site as part of developers fulfilling
their Part V obligations. Based on the anticipated quantum of housing delivery outlined in this
proposal, it is expected that 212 local authority houses will be provided within the SDZ through the
Part V process.
As construction has been underway in Adamstown since 2004, 149 residential units have already been
provided to South Dublin County Council through the Part V process. South Dublin County Council will
require all the developers to enter into a Part V agreement with the Planning Authority prior to
submission of all applications, with Part V commitments conditional as part of any grant of permission.
Notwithstanding the fact that South Dublin County Council are not a landowner within the Adamstown
SDZ, negating the requirement for additional housing delivery funding sources, the successful approval
of this LIHAF proposal will serve to remove infrastructural constraints, thereby unlocking strategically
important development land in an area characterised by high residential demand. This will directly
result in the provision of 2,123 residential units on the Plan lands, thereby accelerating critically
importance housing supply, and enabling the Government to meet its objectives under the Rebuilding
Ireland Action Plan.
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4. Innovation and Collaboration
4.1. Affordable Housing Supply
Having undertaken an analysis of housing supply and affordability in the Adamstown area and engaged
with the relevant landowners, it is perceived that houses can be provided at affordable rates, subject
to the successful approval of this proposal.
Given its strategic location in West Dublin and Lucan area, Adamstown is very competitively priced in
comparison to the average Dublin market and is one of the most affordable locations within West
Dublin. Of the 2123 residential units proposed to be delivered up to 2019 as part of this LIHAF
application, the anticipated tenure mix will be as follows:
Table 2: Proposed Tenure Mix
No. of
Units
212

% share

Build to Rent

318

15%

Build to Buy

425

20%

Sub‐total

955

45%

1062

50%

106

5%

2,123

100%

Part V

3 and 4‐bed houses
Other
Total Units to 2019

Sales Prices

10%
€270,000 ‐ €320,000

€320,000 ‐ €400,000

South Dublin Council are satisfied that under LIHAF, affordable and well located housing can be
provided, which will meet the objectives of Rebuilding Ireland. However, such affordability and the
establishment of a viable business model is contingent on a favourable outcome to this application.

4.2. Partnerships
In seeking to provide for the future development of the Adamstown SDZ lands and the delivery of
approximately 6,500 critically important residential units, 2,123 of which will be delivered in the short‐
term, a collaborative approach with a series of key partners will be adopted.
As detailed above, this proposal pertains to the following:





Major Loop roads between the landholdings; these include the completion of Loop Road 1,
Loop Road 2 (Central Boulevard connects to Dodsborough), Loop Road 3 and the completion
of a north‐south connection i.e. Adamstown Boulevard;
The Celbridge Link Road and junction upgrade, connecting the SDZ lands to the Regional Road
(R403) and onto the N4 to the northwest;
Provision of a regional public park (i.e. Tandy’s Lane or Airlie Park);
Provision of a Community Centre and Sports Hall;
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These infrastructural projects are integral to unlocking the potential of development lands and
providing for the delivery of 2,123 residential units in the short to medium term, culminating in an
overall provision of approximately 8,905 residential units across the SDZ land. Given the multiplicity
of landholdings that are traversed by each of these infrastructural projects, South Dublin County
Council will adopt a coordination role between each of the relevant landowners as well as the lead
statutory agencies.
In the context of the construction of the proposed roads and road junction upgrade scheme, South
Dublin County Council will adopt a partnership approach with the National Transport Authority (NTA),
Transport Infrastructure Ireland (TII), CIE and the relevant landowners. This will serve to ensure that
the road infrastructure is delivered to the required national standards, are universally accessible, and
balances the needs of the future users in terms of functionality, including movement of pedestrians,
cyclists, motor vehicles and public transport.
The Celbridge Link Road traverses land outside of the landowners’ control, with lands in the ownership
of Lucan Golf Club and the Department of Agriculture. South Dublin County Council will act as the
interface between the NTA, TII, CIE, Lucan Golf Club, Department of Agriculture and the private
landowners, ensuring that infrastructure costs are optimised and represent value for money, best
practice design and construction are achieved, all underpinned by a necessity to ensure compliance
with the requirements of Smarter Travel (2009) and the Design Manual for Urban Roads and Streets
(2013). In seeking to achieve these aims, South Dublin County will build on its established relationship
with both the NTA, TII and CIE, which has culminated in the delivery of a myriad of strategically
important infrastructural projects over the years. The proposed roads network within and adjoining
the Plan lands will enable the continued provision of a fully integrated and sustainable transport
network for the overall area. It will capitalise on the existing infrastructure that has already been
provided within Adamstown and facilitate the continued development of a hierarchy of roads and
streets, which will help ensure that existing and planned neighbourhoods can be linked with each
other, and with existing and planned facilities and services, including public transport.
In addition to the aforementioned partnerships, it is intended that South Dublin County Council will
also collaborate with Irish Water, prescribed bodies and utility providers in delivering the
infrastructure proposals, which are the subject of this application. This will be all underpinned by an
objective to realise the provision of 2,123 residential units in the short to medium term delivered
through the LIHAF proposal and contribute to the future provision of an additional 4,250 units on the
overall Plan lands, taking the overall provision of existing and future residential units to 8,000.

4.3. Development Agreement
In securing the delivery of the LIHAF proposal South Dublin County Council will enter into an
agreement with the relevant landowners to ensure that the proposed infrastructure is delivered,
complete with the provision of housing. Such an agreement will be contingent on the delivery of an
appropriate quantum of housing, thereby securing the early provision of housing, at a scale and at
affordable prices, which will support the aims of the Action Plan for Housing and Homelessness ‐
Rebuilding Ireland.
The ambit of said agreement will include project costs, timeframes, scheduling, performance targets
and appraisals, technical requirements, legal and insurance obligations, monitoring and reporting
arrangements, project governance, payment mechanisms and penalty provisions, operations and
12

maintenance, clarification procedures, step in rights, project sign‐off procedure, as well as project
termination.
The agreement will be structured to ensure that value for money is achieved, whilst overcoming
infrastructural impediments that will enable developers to release the production of a substantial level
of affordably priced housing within a defined timeframe. To achieve this and to ensure an appropriate
governance framework is established, the agreement will be framed around the phased payment of
finance, based on project performance and the realisation of housing targets. South Dublin County
Council anticipate developers being reimbursed for enabling infrastructure, upon completion of
housing, which will be based on the attainment of contractual targets. This will serve to forge an
alignment between housing supply and infrastructure provision, thereby safeguarding LIHAF funding
and ensuring housing delivery.
In this instance, the payment element of the agreement will be generally structured as outlined in
Table 3 below, which will incorporate a percentage payment of each infrastructural elements capital
costs, based on a percentage housing output. In essence, a percentage of the overall capital costs will
be issued to the developer on completion of an agreed percentage of housing output. In the interests
of clarity, completion of housing will be determined following entry on the Building Control
Management System. It should also be noted, that the percentage housing output requirement relates
to an agreed housing delivery target. In the case of Adamstown, it will relate to the provision of 2,123
residential units on the SDZ lands over a 3 year period from 2017 to 2019.

Table 3: Indicative Infrastructure Agreement ‐ Financial Payment Structure
Phase
Phase 2

Phase 3

1.
2.
3.
1.
2.
3.

Phase 4

1.
2.
3.

Phase 5

Deliverable
Completion of Loop Road 1
Community Centre
Construction of 20% of overall
Housing Output
Construction of Loop Road 2
Commencement of Regional
Park (Tandy’s Lane or Airlie Park)
Construction of 20% of overall
Housing Output
Completion of Regional Park
(Tandy’s Lane or Airlie Park)
Construction of Loop Road 3
Construction of 20% of overall
Housing Output

1. Construction of Celbridge Link
Road and associated junction
2. Construction of 40% of overall
Housing Output

% Payment
1. 30% of Loop Road 1 Capital Costs
2. 30% of Community Centre Capital
Costs
1. 20% of Community Centre Capital
Costs
2. 30% of Regional Park Capital Cost
3. 20% of Loop Road 1 Capital Cost
4. 30% of Loop Road 2 Costs
1. 20% of Regional Park Capital Cost
2. 30% of Community Centre Capital
Costs
3. 20% of Loop Road 1 Capital Cost
4. 30% of Loop Road 2 Costs
5. 50% of Loop Road 3 Costs
1. 20% of Community Centre Capital
Costs
2. 30% of Loop Road 1 Capital Cost
3. 40% of Loop Road 2 Costs
4. 50% of Loop Road 3 Costs
5. 50% of Regional Park Capital Cost

The key pieces of infrastructure that are the subject of this application have been detailed above in
accordance with the phasing requirements of the Adamstown SDZ Planning Scheme 2014. It is
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proposed to deliver 2,123 residential units over a 3 year period, subject to approval of this application.
Development in Adamstown is presently in Phase 2 and it is proposed to deliver these key pieces of
infrastructure, in tandem with a consistent housing output, across 4 phases of development. This will
be delivered from January 2017 to December 2019 and will be carried out in full accordance with the
phasing schedule of the Planning Scheme. The timeframe in which these 2,123 residential units will
be delivered is detailed further in Section 7.2 of this application.
It should be noted that the Planning Scheme allows for flexibility in the delivery of infrastructure. Any
infrastructural requirement of a phase may be delivered ahead of schedule if considered practical.
Evidence of this practice can be seen in Adamstown, where to date a number of phasing requirements
such as the schools and railway station were delivered ahead of their requirement in the phasing
schedule.

4.4. Institutional Arrangements
The strategic planning and coordination of local authority housing development is taking place within
the context of both national and local policy, supported and guided by South Dublin County Council’s
County Development Plan and Housing Strategy. It is anticipated that approximately 8,000 social units
will be required in South Dublin County Council during the period 2016‐2022. The provision of such
housing will draw on wider institutional arrangements, securing the delivery of this housing through
a range of mechanisms, including vacancy in existing social housing stock, a social housing building
programme, leasing and rental schemes, modular housing development, the Capital Assistance
Scheme and through Part V of the Planning and Development Act (as amended).
South Dublin County Council prides itself at being to the fore in implementing new and innovative
initiatives to secure the strategic planning and co‐ordination of local authority housing development.
For example, it is currently liaising with the National Development Finance Agency to procure the
design, build, finance and operation of 100 units in the first Public Private Partnership Bundle under
the new availability concession model. In addition to this, the Council will shortly advertise for
expressions of interest for the delivery of a sustainable, integrated and mixed tenure new community
for the Grange landholding, a site considered to be strategic importance to the delivery of housing in
the region. In this regard, the Council is also currently making an application to have the ‘Grange’ site
designated as a “Pathfinder”, which will be an exemplar project for the rest of the housing sector.
Moreover, an iterative Competitive Dialogue Procedure will be used to optimise the value of the site
and to ensure appropriate considerations of the various financial and operational models. This will set
the blueprint for similar projects to be delivered throughout the country.
South Dublin County Council is a leading partner in embracing new and innovative approaches to
housing provision, examples of which include the following:





The Council owns 9,040 houses and has contractual arrangements with landlords for 3,200
additional properties.
It currently operates Housing Assistance Payments to over 1,040 active accounts and is exceeding
its target of 20 new accounts per week.
It has a very impressive construction programme with three projects on site and eight projects at
various approval stages with the Department and a significant Part 8 programme.
It is continuously investigating land availability and opportunities to work in collaboration with
Approved Housing Bodies.
14





It will deliver 105 RAPID build units in 2016 and another 100 units in 2017.
It acquired 33 new Part V units for 2016.
It acquired 70 new market units during 2016.

It is anticipated that during the period 2016‐2022, a total of 2,000 housing units will be required to be
delivered through Part V in the South Dublin County Council area. In the case of Adamstown SDZ,
which is the subject of this LIHAF proposal, the vehicle being adopted to secure the delivery of local
authority housing pertains to the application of Part V. It is expected that Part V’s application will
result in the provision of 212 social housing units in total.
At an implementation level, it is important to highlight that a strategic outlook is deployed in providing
for the delivery of local authority housing, whereby vehicles such as Strategic Development Zones and
Local Area Plans are utilised to facilitate local housing provision. For South Dublin County Council, it is
an imperative that social housing is channelled into suitably located areas that are of strategic
importance, replete with appropriate levels of services, physical and social infrastructure, as well as
being well served by public transportation. Adamstown SDZ and Clonburris SDZ combined will provide
for approximately 17,000 housing units in the County, resulting in an expected 10% allocation for the
purposes of social housing.
As a local authority, South Dublin County Council draws on a myriad of housing delivery mechanisms
and policy support frameworks as part of its wider institutional arrangements. These means serve to
balance the short‐term needs against a longer‐term, more strategic perspective, thereby meeting
current demand, as well as safeguarding the provision of longer‐term social housing supply, as part of
its strategic planning and coordination of local authority housing.
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5. Strategic Fit
5.1. Certificate of Planning Need
This submission sets out the planning need for investment in infrastructure sufficient to enable the
early activation of 2,123 new housing units at Adamstown SDZ lands. As referred to in this proposal,
this infrastructure comprises the following:
1) Major Loop roads between the landholdings; these include the completion of Loop Road 1,
Loop Road 2 (Central Boulevard connects to Dodsborough), Loop Road 3 and the completion
of a north‐south connection (i.e. Adamstown Boulevard), at a cumulative cost of
;
2) The Celbridge Link Road and junction upgrade, connecting the SDZ lands to the Regional Road
(R403) and onto the N4 to the northwest, at a cost of
;
3) Provision of a regional public park (i.e. Tandy’s Lane or Airlie Park) at a cost of
;
4) Provision of a Community Centre and Sports Hall at a cost of €
;
In assessing this proposal, South Dublin County Council have considered it in the context of a national,
regional and local planning policy perspective (See Figure 3).
Figure 3: Policy Context

Tier 1
National Planning
Tier 2
Regional Planning
Tier 3
Local Planning

• National Spatial Strategy
• Regional Planning
Guidelines
• Development Plan
• Adamstown SDZ

As per the requirements of Appendix 1 of Circular PL 10/2016, the planning need for this infrastructure
is addressed in the context of the following:


Demonstration of fit with the National Spatial Strategy (NSS) / Regional Planning Guidelines
(RPG’s) / Local Area Plan (LAP) / South Dublin County Council Development Plan (DP) 2016 – 2022,
with particular regard to the Core Strategy / objectives and other national policies.



Degree of fit with South Dublin County Council’s own assessments of infrastructural deficits.



Existing and emerging development consents on development sites being unlocked which would
support the timely delivery of housing at scale.



Conformity to highest standards and innovation in urban design, architectural quality and place
making.
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The Certificate of Planning Need (see Appendix 4) has been considered within the context of the
hierarchy of planning policy from national to regional and local level, the detail of which is outlined
below.
The 2014 SDZ Planning Scheme is consistent with current guidance, strategies and policies at a
national and regional level and with the County Development Plan’s core strategy. This approach
ensures that the scheme takes cognisance of higher level plans at national and regional level and with
the local planning context.
The overarching theme of national planning policy is the consolidation and sustainable use of land in
urban areas, particularly that well served by public transport. Urban consolidation is key to the
achievement of sustainable development, economic competitiveness, community well‐being,
environmental protection and also to secure full economic value from investment in public
infrastructure.
National Spatial Strategy 2002‐2020
The focus of the National Spatial Strategy is on fostering a closer match between where people live
with where they work, achieving a better balance of social, economic and physical development, as
well as population growth across Ireland, supported by more effective planning. The NSS established
a detailed sustainable planning framework for strategic spatial planning to ensure development is
targeted at the most appropriate locations. The NSS places an emphasis on the creation of high quality
living environments through urban design and the integration of social and community amenities.
Adamstown, as a Strategic Development Zone, is a key example of how the objectives of the NSS are
being achieved. The Planning Scheme facilitates the delivery of more than 8,000 housing units
together with all necessary supporting facilities and infrastructure, including roads, public transport,
sewerage, drainage, water supply, schools, shops, childcare, community, leisure facilities and parks.
Supporting the delivery of the main link roads and key pieces of supporting infrastructure, such as the
community centre and park in this proposal, will ensure that the objectives of the National Spatial
Strategy are realised to their full potential.
Regional Planning Guidelines Greater Dublin Area 2010‐2022
The Regional Planning Guidelines translate national strategies to regional level with an emphasis on
Dublin as the driver of national development, and the need to physically consolidate the growth of
the metropolitan area, through greater integration of land‐use and transport planning. The RPG
settlement hierarchy seeks to prioritise and focus investment and growth to achieve integration in
services, infrastructure, transport, economic activity and new housing. This approach reflects the
prioritisation of public transport infrastructure, reducing the need to travel and a resulting reduction
in greenhouse gas emissions, as set out in a number of Government policy documents.
Adamstown is designated as a Metropolitan Area Consolidation Town. These are defined as strong
active urban places within the Metropolitan Area with strong transport links. These towns should be
developed at a relatively large scale, as part of the consolidation of the Metropolitan Area and to
ensure that they support key public transport corridors connecting them to the City, to each other and
to Large Growth Towns in the Hinterland. Long term growth could see them expanding to a population
of up to 100,000 people in a planned and phased manner.
Adamstown will ultimately accommodate in the region of 20,000 to 25,000 persons, which is a range
suitable to the size of the town. As the area grows, it will develop in tandem with high quality transport
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links to larger towns/city, as well as providing the social and economic infrastructure required to cater
for a population of this size. Supporting the delivery of the main link roads and key pieces of supporting
infrastructure, such as the community centre and park in this proposal, will ensure that the objectives
of the Regional Planning Guidelines are realised to their full potential.
Retail Strategy for the Greater Dublin Area 2008‐2016
The purpose of the retail strategy is to guide the activities and policies for retail planning across the
seven Councils of the Dublin and Mid‐East Region, and to set out a coordinated, sustainable approach
to the assessment and provision of retail within the GDA. This is to ensure retail is provided in tandem
with population growth on suitable sites, and in areas of proven need.
Adamstown is designated as a ‘Level 3 Town and/or District Centre’ within the Retail Hierarchy for the
Greater Dublin Area, which has been transposed into the South Dublin County Development Plan
2016‐2022, as a Level 3 District Centre. As noted in the Retail Strategy, it is important where large
areas of new housing are planned that new retail centres are provided in tandem with the housing at
a scale appropriate to meeting the regular convenience and lower order comparison shopping needs
of these new communities. The proposed retail provision within Adamstown and the phasing and
implementation in the Planning Scheme is fully compliant with this national policy. Supporting the
delivery of the main link roads and key pieces of supporting infrastructure in this proposal, will ensure
that these objectives are realised.
Transport Strategy for the Greater Dublin Area 2016‐2035
The goal of the Strategy is to support the GDA in meeting its potential as a competitive, sustainable
city region with a good quality of life for all. The strategy represents the top level of transport plans
within the regional hierarchy that will include an implementation plan and a strategic traffic
management plan. The strategy identifies key transport principles important to quality of life,
including:




A strong focus on pedestrian and cycling movement for local trips;
Exploring the ability of public transport to cater for the mass movement of people while using a
fraction of the fuel and street space required for cars; and
Intensification and consolidation of towns and cities by building on brownfield and vacant land or
reusing underutilised lands.

The Strategy reflects and complements the public transport funding priorities and projects set out in
the current Capital Plan 2016 – 2021, such as the completion of Luas Cross‐City; the opening of
Phoenix Park Tunnel for commuter services in 2016, and the commencement of the DART Expansion
Programme.
The strategic location of Adamstown along the main Dublin‐Kildare railway line highlights the
increased benefits to the area arising from the priorities and projects of the Transport Strategy and
ensures sustainable residential development is delivered in tandem with key transport infrastructure.
This is one of the main principles upon which the Adamstown SDZ Planning Scheme was established
and the development of the Plan lands continue to be in full compliance with this national policy.
Supporting the delivery of the main link roads and key pieces of supporting infrastructure in this
proposal, will ensure that these objectives are realised.
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South Dublin County Development Plan 2016‐2022
The South Dublin County Development Plan (2016‐2022) provides the overarching spatial framework
to guide the future growth and development of South Dublin County in an orderly and sustainable
way. The Planning Scheme sits alongside the Development Plan, serving to implement its policies and
objectives. The core strategic aim of the County Development Plan is to promote a more consolidated
and compact urban form for the County. The Plan states that the next generation of urban settlement
will be focused in areas such as Adamstown, where development of dwellings has been phased based
on the provision of public transport and community infrastructure. It will continue to be developed as
a compact and sustainable neighborhood, influenced by contemporary urban design principles. It is
policy of the Council to ensure that Adamstown is developed in accordance with the existing Planning
Scheme, as outlined below in Table 4.
Table 4: South Dublin County Development Plan Policies & Objectives
South Dublin County Development Plan 2016‐2022; Policies and Objectives
CORE STRATEGY (CS) Policy 2 Metropolitan Consolidation Towns
It is the policy of the Council to support the sustainable long term growth of Metropolitan
Consolidation Towns through consolidation and urban expansion.
CS2 Objective 1: To promote and facilitate urban expansion on designated Strategic
Development Zone sites at Adamstown and Clonburris, in tandem with the delivery of high
capacity public transport services and subject to an approved Planning Scheme.
CORE STRATEGY (CS) Policy 7 Strategic Development Zones
It is the policy of the Council to continue to implement the approved Planning Schemes for
Adamstown SDZ and to secure the implementation of an approved Planning Scheme for the
Clonburris SDZ.
CS7 Objective 1: To support the delivery of sufficient public transport and road capacity to
facilitate sustainable new development in Strategic Development Zones.
The Core Strategy of the South Dublin County Development Plan 2016‐2022 is entirely consistent with
the national and regional development objectives set out in the National Spatial Strategy (2002), as
well as the Regional Planning Guidelines (2010). The projected population and housing units to be
accommodated within Adamstown is a key component in the County’s settlement strategy and forms
part of the evidence based population and housing targets for all the towns, villages and open
countryside in the County. Development within Adamstown accounts for approximately 20% of South
Dublin’s housing capacity (see Table 5), as reflected in the Core Strategy and therefore the delivery of
sustainable development within these lands is vital to maintain consistency with national and regional
policy.
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Table 5: Total Capacity in South Dublin County Development 2016‐2022 (Extract)
Hierarchy

Total Land
Capacity
(HA)

Lucan (inc.
Adamstown)

217

TOTAL

1195

Total
Housing
Capacity
(No’s)

% Total in
Each
Settlement

2011
Population

Metropolitan Consolidation Town
8,304
21%
43,481

41,143

100

Potential
Population
(2011 and
Forecast
2022)

Infrastructure
Comment

52,545

No water supply
constraints. 9B Foul
Sewer
upgrade
scheme
would
support
future
expansion in the
north
of
the
County. Proposed
high
capacity
transport projects
would
increase
capacity of zoned
lands.

310,851

Design Manual for Urban Roads and Streets, 2013
In 2010, South Dublin County Council published the Adamstown Street Design Guide (ASDG) to
support the design of roads and streets within the SDZ area. The ASDG acted as a precursor to the
Design Manual for Urban Roads and Streets (DMURS), jointly published by the Department of
Transport Tourism and Sport and the Department of Environment, Community and Local Government
in 2013.
DMURS and the ASDG seek to promote and integrated approach to street design that promotes safety,
sustainable transport patterns and a sense of place. These documents combine more conventional
road design approaches with sustainable/place based design measures. This approach calms traffic by
altering driver behaviour in response to the characteristics of the street environment.
Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas (Cities,
Towns and Villages), 2009
This guidance document was published by the Department of the Environment and is accompanied
by an Urban Design Manual. It replaced the Residential Density Guidelines (1999) and focuses on
sustainable residential development, including the promotion of layouts that prioritise walking, cycling
and public transport, and minimise the need for the use of cars; layouts that are easy to access for all
users and to find one’s way around; that promote the efficient use of land and of energy, and minimise
greenhouse gas emissions and provide a mix of land uses to minimise transport demand.
The Adamstown SDZ Planning Scheme is based on the delivery a sustainable mixed‐use area, that
includes the up‐front provision of infrastructure and facilities; enhanced design quality, improved
residential standards and energy efficiency; variety and diversity in terms of urban design, building
typology, land use and residential tenure and safe and attractive public areas with provision for
walking, cycling and access to public transport. This principles upon which the scheme was devised
and continues to be delivered on is entirely consistent with these guidelines.
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Sustainable Urban Housing: Design Standards for New Apartments‐ Guidelines for Planning
Authorities (2015)
The aim of these guidelines is to promote sustainable urban housing, by ensuring that the design and
layout of new apartments will provide satisfactory accommodation for a variety of household types
and sizes, including families with children, over the medium to long term. The guidelines provide
recommended minimum standards for floor areas for different types of apartments; storage spaces;
sizes for apartment balconies/patios, and room dimensions for certain rooms.
The minimum required apartment size for development within Adamstown is detailed in Table 2.10
of the Planning Scheme. These floor areas align with the Sustainable Urban Housing: Design Standards
for New Apartments ‐ Guidelines for Planning Authorities (2007). The revised guidelines were
published in 2015, after the Planning Scheme had been reviewed in 2014. As these guidelines are
Ministerial Guidelines issued under Section 28 of the Planning and Development Act 2000 (as
amended) and have been specified that they must be applied by planning authorities, all development
within Adamstown will be in full compliance with these guidelines.
Planning and Development of Large Scale, Rail Focussed Areas in Dublin Integrated Implementation
Plan 2013‐2018 (NTA commissioned study)
The purpose of the report is to assess the issues impacting on the development of strategic areas
adjacent to key public transport corridors, including in particular the emerging pressures to develop
these areas on a low density basis, and to propose potential solutions to enable the viable
development of these areas over the longer term. This report proposes a “Kickstart” Incremental
Development Approach, where lower density development can be permitted initially as part of a
planned approach to deliver to the overall intended densities over the longer term.
The 2013 NTA study concludes that “in order to promote and catalyse residential development in
locations where public investment has been most intense, then certain flexibility in the density range
of development needs to be introduced in the early stages of delivery. It is critical that this flexibility be
conditional on securing higher densities over the entire development area over time, ultimately
achieving density targets under the planning framework in place”. The study also states that “for the
Dublin Region to continue to grow, improve its economic status, and function as an economic driver
for the country a coordinated and integrated approach to land use and transport planning must
continue to be implemented through national policy”.
The Planning Scheme for Adamstown SDZ, which is located to the west of Dublin City on the Dublin‐
Kildare rail line, was reviewed in 2014 having regard to the above NTA study and the changed
economic circumstances. The amended Planning Scheme is fully in compliance with the transport
policy framework for large scale residential development along rail corridors. Supporting the delivery
of the main link roads and key pieces of supporting infrastructure in this proposal, will reinforce the
conclusions reached in this study and enable the Dublin Region to continue to grow.

5.2. Local Authority Infrastructural Deficits Assessment
The infrastructural projects that are the subject of this LIHAF application have been thoroughly
assessed by South Dublin County Council and are perceived to be critically important projects that will
collectively extricate landholdings, which will facilitate the development potential of 2,123 residential
units in the short term, and up to a total of 8,000 units overall.
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As alluded to in Section 5.1 of this proposal, the proposed infrastructure is aligned with South Dublin
County Council’s policy implementation, with direct reference to the importance of their realisation a
core objective of South Dublin County Council in delivering national, regional and local policy.
The strategic importance of this infrastructure is reaffirmed in the context of the Dublin Housing
Supply and Coordination Task Force Returns (August, 2016), which identifies the provision of
approximately 7,000 residential units in Adamstown lands, as being part of its core strategy potential
residential yield. The inclusion of the Adamstown SDZ lands in this report is underpinned by the
infrastructural constraints associated with the delivery of the key connecting loop roads and the
Celbridge Link Road to the North West.
It is considered that these projects represent critical infrastructural deficits that are curtailing the
implementation of national and regional policy, as well as undermining the provision of housing in an
area subject to intensive demand. From an appraisal perspective, both projects accord with South
Dublin County Council’s own assessment of infrastructural deficits from both a regional and county
perspective, as evidenced by direct reference to such projects within a policy context, as well as the
inclusion of Clonburris in the Dublin Housing Supply and Coordination Task Force Returns (August,
2016).
The proposed projects represent an exacting fit with South Dublin County Council’s assessment of
infrastructural deficits. In seeking to secure funding for such projects through the LIHAF mechanism,
it should be emphasised that the delivery of these proposals will directly contribute to the removal of
infrastructural bottlenecks and the freeing up of strategically important landholdings, which will
facilitate the direct provision of 2,123 housing units.

5.3. Existing and Emerging Development
Development to Date
The first planning applications within Adamstown SDZ were granted permission in 2004, with the first
occupants moving into the area in 2006. A significant amount of infrastructure was delivered in
tandem with the residential development during the period from 2004‐2008. As a result of the change
in economic circumstances and collapse in the residential market, development in recent years in
Adamstown has remained virtually stagnant.
Development is currently in Phase 2 of the Planning Scheme, with approximately 1,450 units
completed to date, and a remaining 350 units permissible before the commencement of Phase 3.
Each phase of development within the Planning Scheme is for 800 residential units (and associated
key infrastructural requirements). There is a ‘Roll‐Over’ mechanism that may operate between two
phases where, in the event the maximum permissible units being completed before the required
facilities and infrastructure are delivered in any phase, a ‘roll‐over’ of up to 200 dwelling units may be
permitted. These may not be occupied until the required facilities for the phase are delivered.
Future Development
There are significant proposals currently at advanced preplanning stage for residential development
within three development areas in Adamstown ‐ Somerton, Tobermaclugg and Tandy’s Lane Village.
These development areas combined can accommodate a maximum of 2,440 residential units and
17,250 sq.m. of non‐residential development. Planning applications for residential development in
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each of these development areas are expected to be lodged with the Planning Authority by the end
of October 2016, with anticipated construction to commence in January 2017, subject to the
successful approval of this proposal.
Without a facility to appeal individual planning applications to An Bord Pleanála due to the designated
SDZ status of the lands, the expedited nature of the planning process will enable development on the
SDZ lands to be delivered in a timely and efficient manner.
Current Planning Applications/Construction
At present, there are four planning applications granted permission within the overall SDZ lands for
residential development. Both sets of planning applications are interlinked, with more recent
applications permitted for amendments to the original planning permissions.

Table 6: Current Planning Applications Airlie Stud
SDZ15A/0001

Airlie Stud Development Area
Changes to a three storey building accommodating 6 no. 3 bed residential units
permitted under Reg. Ref. SDZ07A/0001 to a redesigned three storey building
accommodating 6 no. 3 bed residential units, located at Nos. 45‐58.

This development is currently under construction, with completion expected by the end of 2016.
SDZ07A/0001/EP

Residential development consisting of 154 no. dwelling units: 2 no. 5 bed
detached houses, 27 no. 3 & 4 bed semi‐detached and detached houses, 77 no.
2, 3 & 4 bed townhouses, 42 no. 2 & 3 apartments in 4 no. 2 & 3 storey blocks, 3
no. 3 bed duplex units with 3 no. 2 bed apartments overhead in 3 no. 3 storey
corner blocks all being part of Phase 2 of an overall development at Airlie Stud.
This development is largely completed, with minor roadworks and finishes to the public realm
remaining. It is anticipated to be completed by the end of 2016.
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Table 7: Current Planning Applications Adamstown Square
Adamstown Square Development Area
Minor amendments to planning permission, Reg. Ref. SDZ10A/0001, comprising:
changes of house types 1‐9 only (relating to 132 dwellings ‐ 3 no. 2 bed houses,
119 no. 3 bed houses and 10 no. 4 bed houses out of a total of 177 dwellings as
permitted) involving increases in height of dwellings of between 205mm and
535mm; elevation changes; reduction in gross floor area of dwellings of between
0.4sq.m. and 5.3sq.m.; incorporation of solar panels and change in roof pitch of
house types 1, 2 & 3.
SDZ10A/0001/EP 177 residential units on a site measuring 3.98 hectares located in the townland of
Adamstown, Lucan, Co. Dublin. The development comprises 150 houses arranged
in two and three storey terraces (3 no. 2 bedroom houses, 137 no. 3 bedroom
houses and 10 no. 4 bedroom houses) and 27 apartments with private balconies
arranged in a three storey apartment building and a five storey apartment
building (8 no. 1 bedroom apartments and 19 no. 2 bedroom apartments). The
development contains 1684sq.m of public open space, which is distributed in 3
separate parcels of 622sq.m, 704sq.m and 358sq.m throughout the site. The
development also includes all ancillary site works and services, including surface
car parking, bicycle parking, refuse stores and collection points, internal roads and
associated landscaping.
SDZ13A/0005

These planning permissions relate to the one site, located in Adamstown Square Development Area
in the southern part of the SDZ lands. Development is currently under construction on the 150
houses within this permission with anticipated delivery date for full completion by mid‐2017.

A planning application has been lodged for the provision of a Community Centre within the
Adamstown Castle Development Area of the Scheme (SDZ16A/0001 refers). This development was
subject to extensive pre‐planning with various departments of the Planning Authority.
The requirement for a Community Centre falls within Phase 2 of the Planning Scheme. A decision on
the planning application is due by November 2016. The location of development constructed to date,
areas under preplanning consideration, areas under construction and areas subject of current
planning applications are illustrated in Appendix 2.

5.4. Urban Design and Place Making
One of the guiding principles the Planning Scheme is based on is a holistic approach “to create urban
place with a strong sense of identity that is attractive and desirable as well as safe and secure, in a
traditional town and village format”. Section 2.3 (‘Overall Design of Development’) of the Planning
Scheme details the guiding principles of planning and design in which Adamstown is based on and to
which all planning applications are subject to compliance with.
Enhanced design quality and improved residential standards are ensured by promoting contemporary
architecture based on traditional town layout. Variety and diversity are ensured by subdivision of the
site into 15 ‘sub‐areas’ (11 neighbourhoods and 4 amenity areas), each with a simple code that
governs the type and extent of development permissible. The character of each area reflects its
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location within Adamstown. Land use is sufficiently flexible to ensure that some non‐residential uses
are permissible throughout.
Contemporary architecture and good quality urban design, based on traditional town layout
incorporating a loose grid of connected through streets, on‐street car parking and buildings close to
the back of the footpath are clearly evident in the built form.
Achieving high standards and innovation in design, architecture and place making have been
paramount in the implementation of the Planning Scheme since its creation in 2003. These core
principles were maintained and reinforced in the 2014 review of the Planning Scheme. This innovative
approach to sustainable planning has been recognised at both a National and International level with
the Adamstown SDZ Planning Scheme the recipient of a number of planning accolades including the
Irish Planning Achievement Award (2005), European Planning Award (2006) and the Royal Town
Planning Institute (RTPI) Planning Award for Sustainable Communities (2009).
The Adamstown SDZ Planning Scheme seeks to establish a network of walkable streets that provide
direct links between communities, public transport, shops and other local facilities. The SDZ Planning
Scheme also recognises that streets are social spaces in which people live and interact and a renewed
approach to street design is encouraged using more traditional place based values. Therefore, in 2010,
in the absence of specific national guidance for urban roads and streets, South Dublin County Council
published the Adamstown Street Design Guide (ASDG) to guide the design of roads and streets within
the SDZ area.
The ASDG was a precursor to and is superseded by the national Design Manual for Urban Roads and
Streets (DMURS), published jointly by the Department of Transport Tourism and Sport and the
Department of Environment, Community and Local Government in May 2013. DMURS and the ASDG
seek to promote and integrated approach to street design that promotes safety, sustainable transport
patterns and a sense of place. These documents combine more conventional road design approaches
with sustainable/place based design measures. This approach calms traffic by altering driver
behaviour in response to the characteristics of the street environment.
Since the completion of the Planning Scheme in Adamstown in 2003, there has been a continued
commitment by South Dublin County Council to implement and maintain a modern and innovative
architectural approach throughout the eleven development areas of the Scheme. Innovative practices
and place making designs utilised in Adamstown have formed the basis on which national guidance
has been derived and it is considered that Adamstown delivers an exemplar of best practice in urban
design, place‐making and sustainable development (see Figure 4).
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Figure 4: Examples of high quality urban design and place making in Adamstown to date
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Financial Package
and Prudence

6. Financial Package and Prudence
6.1. Local Authority Funding Commitments
South Dublin County Council are committed to matching LIHAF funding to support the provision of the
infrastructural projects that are the subject of this proposal. It is intended to match 25% of the overall
funding allocated, should this application prove successful.
This 25% funding allocation will be drawn from South Dublin County Council’s Section 48 contribution
scheme for the Adamstown SDZ area, thereby ensuring that any public monies emanating from the
area will make both an active and significant contribution to the direct provision of infrastructure in
the plan lands, as well as contributing to the delivery of housing in an area that is subject to high
demand.
For South Dublin County Council, the matching of funding is seen as an important step, acting as a vital
and effective means of funding projects that are perceived to be of strategic importance to the
delivery of housing in the county. It is incumbent on South Dublin Council to play an active role in the
provision of housing and by committing to the allocation of funding signals a strong desire on the part
of the local authority to ensure that the infrastructural projects outlined in this report are delivered
expeditiously, represent value for money, and directly contribute to the early activation of housing
development.
On foot of a successful application, full details of the proposed funding allocation arrangements will
be shared and discussed with the Department of Housing, Planning, Community and Local
Government, as well as the Department of Public Expenditure and Reform. These funding
arrangements will outline payment schedules, reporting arrangements, as well as VAT implications.
Cognisant of the dual nature of the funding, 25% of which will draw from South Dublin County
Council’s finances and 75% from the Department of Housing, Planning, Community and Local
Government, South Dublin County Council is fully aware of its requirements under the Department of
Public Expenditure and Reform’s Public Spending Code.

6.2. Housing Affordability
As outlined in Section 3 of this proposal, South Dublin County Council is committed to working with
its partners in delivering 2,123 units at affordable prices. Under this application, of the 2,123 units
anticipated to be provided, the following mix of units in the period to 2019 are proposed:


10% for Part V social housing units;



15% for the private rental sector at the affordable rents previously set out above;



20% entry level units for sale in the €270,000 ‐ €320,000 price range;



50% of units, comprising a mix of 3 and 4‐bed houses in the €320,000 ‐ €400,000 price range; and



5% of other property types.

In the region of 45% of new properties in Adamstown will be marketed between €270,000 and
€320,000. Thus, the median cost of these units will be within the €300,000 price range, which is 14.3%
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below the price in the catchment area. This €300,000 also equates to 22% below the corresponding
new house price in Dublin.
Based on the analysis of affordability carried out by DKM Economic Consultants (see Appendix 5),
potential buyers, other than single persons on less than twice the average earnings, will be in a
position to afford to raise a mortgage for dwellings in the Adamstown SDZ area, while also adhering
to the Central Bank's LTI limit of 3.5. Similarly, the analysis shows that for most categories of renters,
the monthly rent is 25% or less of net income. This is deemed an affordable rent. A total of 45% of the
units in the Adamstown SDZ area will be sold below €320,000, which equates to being 18.8% below
the average price for a range of new properties in residential schemes in the vicinity of Adamstown.
The availability of LIHAF funding will ensure that Adamstown has the capacity to deliver a strong mix
of private, rental, as well as social housing supply at affordable prices and rents, which more than
adequately meets the criteria of providing more than 40% of homes at prices 10% below the average
cost of market housing.
A more detailed analysis of housing affordability has been carried out by DKM Economic Consultants
and is provided in Appendix 5.
Please be advised that minimum targets will be set as part of any contractual agreement entered into
between South Dublin County Council and its partners on foot of approval for funding from the LIHAF
proposal.

6.3. Complementary Infrastructure Funds
Any funding obtained via LIHAF will be supported through a series of other public funding sources, as
well as complementary private funding. In the case of Adamstown SDZ, public funding will be sought
from the NTA to support the delivery of transport related projects. Allied to this, it is also intended to
seek funding from Irish Water in relation water related and drainage projects.
South Dublin County Council is committed to providing complementary funding for the provision of
community infrastructure and amenities, most notably associated with public open spaces and the
provision of a community centre.
Upon receipt of a successful LIHAF application, it will conditional in the agreement entered into
between South Dublin County Council and its partners that private funding from landowners will
support the provision of infrastructure within the SDZ. This will primarily be associated with the
delivery of community infrastructure (e.g. community centres and parks), as well as the provision of
physical infrastructure, such as roads and utilities. Full details of the nature and exact extent of such
private funding will be submitted to the Department of Housing, Planning, Community and Local
Government upon approval of this LIHAF proposal.

6.4. DEPR Appraisal Requirements
Given South Dublin County Council’s established relationship with the Department of Public
Expenditure and Reform, it is fully aware of its requirements under the Public Spending Code and is
committed to satisfying all of its obligations.
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In seeking approval for funding the delivery of these infrastructural projects, this proposal is
underpinned by an objective on the part of South Dublin County Council to secure the attainment of
value for money. With this in mind, the coordination and management of these projects will be
founded on the premise of achieving optimal investment decisions, producing planned benefits at
minimum cost, delivering economically advantageous results, securing full accountability and
transparency for funds, all supported by an ethos of ensuring code compliance at every stage of each
project’s expenditure lifecycle.
All partners and project stakeholders will be made fully aware of South Dublin County Council’s
requirements under the Public Spending Code, which will be reaffirmed in the project’s plan,
communication strategy, risk management strategy and configuration management strategy
respectively. This will be supported by the establishment of rigorous appraisal techniques, monitoring
regimes, reporting arrangements and robust project reviews, with a stated intention of ensuring that
the project outlined in this proposal effectively achieves the outcomes intended. The submission of
South Dublin County Council’s LIHAF proposal is formed on the basis of this rationale, with such a
philosophy set to guide the coordination of this project from the inception stage, right through to the
post project review stage.
In submitting this proposal it is important to stress that South Dublin County Council acts as the
Sponsoring Agency. With this in mind, it has already adopted and will continue to employ independent
objective appraisal, thereby avoiding the establishment of premature commitments.
Upon approval for funding of this LIHAF proposal, South Dublin County Council will undertake the
preparation of all necessary appraisals, complete with options analysis and cost benefit analysis, as
well as overseeing the planning and management of the project, including the post‐project review.
Prior to initiation of these work packages, South Dublin County Council in its capacity as the Sponsoring
Agency will obtain all necessary approvals from the Sanctioning Authority. In doing so, please be
advised that South Dublin County Council in its role as the Sponsoring Authority is fully aware of its
obligations to comply with all relevant procurement requirements.
In accordance with the Public Spending Code, it is acknowledged that the projects, which are the
subject of this application fall into a number of different assessment thresholds, based on their costs.
These are outlined in Table 8 below. Please note that the various types of analysis required will be
submitted on foot of this application, prior to the December 31st 2016 deadline.

29

Table 8: DEPR Public Spending Code Project Classifications
Project Type

Project Cost

Appraisal

Construction of Loop Road 1

Preliminary and detailed
appraisal

Construction of Loop Road 2

Multi criteria analysis

Construction of Loop Road 3

Preliminary and detailed
appraisal

Celbridge Link Road and
junction upgrade

Preliminary and detailed
appraisal

Regional Park (Tandy’s Lane or
Airlie Park)
Community Centre and Sports
Hall

and
respectively

Preliminary and detailed
appraisal and Multi criteria
analysis respectively
Preliminary and detailed
appraisal
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7. Delivery
7.1. Project Management
South Dublin County Council is the Development Agency for the Adamstown SDZ. The Development
Agency is responsible for overseeing the implementation of the SDZ Planning Scheme. South Dublin
County Council has established a multifaceted management structure for the SDZ, including the
development of a Steering Group and a Project Implementation Team to facilitate the ongoing
monitoring, evaluation and implementation of the SDZ, as well as a community partnership group.
The Adamstown Steering Group was established in 2003. The Steering Group is comprised of Elected
Members, officers of the Local Authority and Development Agency, together with representatives of
relevant statutory agencies and Government Departments; including, Dublin Bus, Iarnrod Eireann, the
Department of Education and Skills and the Health Service Executive. The Steering Group meets bi‐
annually to review and monitor the implementation of the Adamstown Planning Scheme. Minutes of
the Adamstown Steering Group meetings are made available on the Council’s website.
The South Dublin County Council Adamstown SDZ Project Team was also established in 2003. The
team is charged with overseeing and monitoring the implementation of the Adamstown Planning
Scheme. The team is responsible for promoting development that is consistent with the Planning
Scheme, for monitoring development on site and for working with the Adamstown Developers.
Representatives of the team visit the site regularly to monitor development and progress reports are
posted on the Council’s website. This role of this project team will expand and adapt to take into
account the project proposal outlined in this application. It will delegate, monitor and control all
aspects of the project, seek to achieve the project objectives within the expected performance targets
for time, cost, quality, scope, benefits and risk.
Adamstown Community Partnership is a facilitation group that meets to discuss matters that relate to
Community Development in Adamstown. It represents a range of stakeholders across different
sectors. The main participants to date in the Partnership, include South Dublin County Council and
the Adamstown Developers, as well as the school principals, church leaders, the Gardaí, property
management agents and representatives of sporting clubs. The intention of the Partnership is to
provide support to the growth of a balanced, equitable and inclusive community, with a view to
enriching the quality of life for residents living in the Adamstown community.
Building on from this established project management structure in Adamstown, South Dublin County
Council will establish a project board (Project Client), consisting of representation from the key
stakeholders involved in the project, inclusive of the Local Authority, the landowners, together with
representatives of the relevant statutory agencies. The role of the project board is to provide unified
direction and guidance to the project coordinator. The project board is responsible for assuring that
there is continued project economic justification, providing strategic direction, giving informal and
formal advice to the project coordinator, as well as authorising project closure.
South Dublin County Council’s Project Coordinator is Eddie Taaffe, who will have responsibility for all
correspondence with the Department of Housing, Planning, Community and Local Government, as
well as the Department of Public Expenditure and Reform. The Project Coordinator will have overall
responsibility for the project, ensuring that its objectives and benefits as set out in the project plan
are realised.
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Brendan Jackson of Goodrock Project Management will act as the designated Project Manager on the
part of the landowners, ensuring effective communication between the client team and project team,
and that all project deliverables are achieved to the client’s satisfaction within time, scope and budget.
The Project Manager will coordinate each project’s stage, including work packages, as well as ensuring
that all communication with the primary stakeholders is achieved e.g. local communities, health &
safety agencies, utility providers etc. The higher level project team structure is illustrated in Figure 5
below:
Figure 5: Higher Level Project Management Structure

Please be advised that all positions and assigned personnel within the project team structure will be
subject to continuous review and appraisal.
In support of the project management structure, South Dublin County Council has established a
project management charter (see Table 9). This provides a preliminary overview of the proposal,
serving as a reference of authority for the future management of the project.
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Table 9: Project Management Charter
Sponsor
South Dublin County Council
Element
1. Project Description
2. Quantitative Output
Variable
3. Business Results
4. Linked Metrics

5. Impact on Public
6. Project Risks
7. Project Members
8. Project Scope Detail

9. Project Deliverables

10. Support Required

Project Start Date

Project Completion Date

January 2017

August 2019

Description
Prepare a project plan for the development of the LIHAF
project proposals, complete with housing delivery.
There is a significant under‐supply of housing in the region;
delivery of these proposals will increase housing output.
The delivery of this project will enable both governmental and
SDCC strategic objectives to be met.
These include planning permissions granted, commencement
notices received, total residential units constructed, ESB
connections, completion certificates received, total social
housing units delivered, contribution levies.
Affordable housing; Housing options; reduced Local Housing
waiting list.
Cost, time, funding, scope, governance, housing non‐delivery.
SDCC employees, representatives from key stakeholders,
landowners, designated project manager.
To develop a project plan for the development of the
proposal’s infrastructure, complete with the phased
construction of housing. The scope of this project includes
detailed design, planning, construction and project review.
Project plan and supporting strategies (e.g. risk management
strategy), detailed design, planning, construction of
infrastructure, construction of 2,123 housing units and
project review.
Financial support from the DEPR & DHPCLG.
Resourcing support from SDCC.
Support from all identified project stakeholders.
Design & construction support.

7.2. Delivery Timeframe
The proposed project timeframe, complete with milestones, deliverables and phasing scheduling is
outlined in Table 10 below.
The proposed project management structure, as outlined in Section 7.1 will be applied. On foot of a
successful LIHAF approval for this proposal, South Dublin County Council will coordinate the
preparation of a project plan, which will detail the following:


Defined Roles & Responsibilities: The project plan will outline defined and agreed
roles/responsibilities within the proposed project management structure that engages the project
sponsor, suppliers, as well as stakeholder interests.



Manage by Stages: The project will be planned, monitored and controlled on a stage‐by‐stage
basis, with each phase made up of a sequence of stages. This will provide the project board and
project coordinator with control points at major intervals throughout the project. In the interests
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of governance, at the end of stage, the project’s status will be assessed, the business case and
plans will be reviewed to ensure that the project remains viable and fully compliant with its targets
and the reporting requirements of both LIHAF and DEPR.


Tailor to Suit the Project Environment: The project management methodology adopted will be
tailored to suit the project’s environment, size, complexity, importance, capability and risk. This
will ensure that project relates to the business processes that govern and support the project,
whilst it will also ensure that the project’s controls are based on required report obligations, as
well as the project’s scale and associated risk.

Table 10: Project Milestone & Work Package Structure (Indicative)
Phase

Description

Phase
2

1. Completion of Loop Road 1
2. Community Centre
3. Construction of 20% of overall
Housing Output
1. Construction of Loop Road 2
2. Commencement of Regional
Park (Tandy’s Lane or Airlie
Park)
3. Construction of 20% of overall
Housing Output
1. Completion of Regional Park
(Tandy’s Lane or Airlie Park)
2. Construction of Loop Road 3
3. Construction of 20% of overall
Housing Output

Phase
3

Phase
4

Phase
5

1. Construction of Celbridge Link
Road and associated junction
2. Construction of 40% of overall
Housing Output

Work Package
Lead
Assigned Project
Manager (Brendan
Jackson)

Delivery Timeline
1. Jan 2017– Dec 2017
2. Jan 2017– Dec 2017
3. Jan 2017‐ Dec 2017

Assigned Project
Manager (Brendan
Jackson)

1. Jan 2017 – Jan 2018
2. Dec 2017 ‐ Jul 2018
3. Jan 2018‐ Dec 2018

Assigned Project
Manager (Brendan
Jackson)

1. Jan 2018 – Aug 2019
2. Jan 2018 ‐ Dec 2018
3. Jan 2018‐ Dec 2018

Assigned Project
Manager (Brendan
Jackson)

1. Jul 17 – Dec 2018
2. Jan 2018– Dec 2019

7.3. Risk Management
Risk management is critical to the delivery of this proposal, ensuring the core objectives associated
with each infrastructural project are delivered, most notably in terms of cost, time, benefits and the
avoidance of project creep. In this regard, a risk management matrix has been prepared (see Table 11
below), which will be supported by the preparation of a risk management strategy and the
establishment of a risk register. The provision of these mechanisms will ensure that risk management
is a continual activity throughout the life of the project, supporting the business justification for the
proposals, aiding better decision making, and the proactive identification, assessment and control of
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risks. This in turn, will help control uncertainty, thereby improving the ability of the projects to
succeed and represent value for money, culminating in the swift delivery of housing supply.
Table 11: Risk Management Matrix
Task
Prepare
Project Plan
and Risk
Management
Strategy for
each LIHAF
Project
Proposal

Identify Risk
Project Scope
(Creep)

Assess Risk
Moderate

Project Costs

Moderate

Reporting &
Spending Code
Compliance

Moderate

Governance

Moderate

Non‐delivery
of Housing

Moderate

Resources

Moderate

Control Measure
Residual Risk
Low
Early engagement with key
stakeholders and preparation of
project plan, risk register,
configuration
management
plan, with clear deliverables,
costs
and
associated
timeframes.
Low
Establish
project
budget,
reporting arrangements, change
procedures,
deliverables
timeframes and associated
financial penalties. Undertake
continuous value for money
analysis and regular cost
reviews.
Low
Prepare project configuration
management plans, outlining
compliance requirements and
reporting deadlines.
Moderate
Establish
specified
project
management structure and
application of best practice
governance and ethics code.
Low
Establish contractual obligations
and targets, complete with
milestone reviews, non‐delivery
sanctions, financial claw‐back
arrangements
and
project
termination clauses.
Adequate
assignment
of
Low
resources.

7.4. Local Authority Statement
South Dublin County Council is committed to leading the delivery of quality housing, expeditiously, at
a scale and at affordable prices, which will support the implementation of Rebuilding Ireland. In doing
so, South Dublin County Council will collaborate with a series of key partners in the provision of
strategically important enabling infrastructure, as outlined in this proposal, thereby facilitating the
early activation of suitably located and scaled housing sites, culminating in the creation of sustainable
integrated communities.
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In submitting this LIHAF proposal and in seeking the delivery of housing, South Dublin County Council
anticipate developers being reimbursed for enabling infrastructure, upon completion of housing,
which will be based on the attainment of contractual targets. This will serve to forge a tangible
connection between housing supply and infrastructure provision, thereby safeguarding LIHAF funding
and ensuring housing delivery.
The following statement of intent and commitment on the part of South Dublin County Council
applies:
South Dublin County Council, in conjunction with its partners for purposes of this LIHAF proposal, will
enter into a contract for the delivery of the stated infrastructure, as outlined in section 3 of this report,
upon completion of which, will unlock the development of housing in the Adamstown SDZ Plan lands.
All parties are fully committed to entering into a legal agreement that will meet all of the LIHAF
requirements, as well as all associated obligations as required by the Department of Housing, Planning,
Community and Local Government, as well as the Department of Public Expenditure and Reform. The
said agreement will extend to include arrangements for the recovery and/or claw‐back of LIHAF
investment, proportional to any non‐delivery or failure to meet the project’s objectives.
Please be advised that in the interests of clarity, upon successful approval of this LIHAF proposal, all
details pertaining to the contractual agreement between all relevant parties will be furnished to the
Department of Housing, Planning, Community and Local Government.
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8

Conclusion

8. Conclusion
In submitting this proposal, South Dublin County Council firmly believe that the projects as outlined in
this application will through their delivery, facilitate early activation of suitably zoned and located
housing landholdings, culminating in the provision of a large quantum of housing supply, both
expeditiously and at affordable prices.
South Dublin County Council is committed to working with housing providers and landowners to
ensure the successful implementation of this proposal, which will contribute to the realisation of the
objectives of Rebuilding Ireland, the construction of a mix of tenure types, the creation of an attractive
place for people to live at affordable prices and rents, and where a sustainable integrated community
will be established.
There is a bona fide necessity for the provision of the infrastructure, as outlined in this application,
the delivery of which, will make a tangible contribution to housing supply within the Dublin region.
South Dublin County Council welcomes a positive response to this proposal and looks forward to
working with the Department of Housing, Planning, Community and Local Government in achieving
national objectives and delivering substantial housing supply on strategically important lands.

37

9

Appendices

Appendix 1: Landowner Partnership Letter

Appendix 2: Planning Activity Map
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OCSC

Multidisciplinary Consulting Engineers

CASTLETHORN
ADAMSTOWN DEVELOPMENT

O'Connor Sutton Cronin & Associates Ltd.

9 Prussia Street,
Dublin 7

LIHAF FUNDING

T: +353 (0)1 8682000
F: +353 (0)1 8682100
e: contactus@ocsc.ie
w: www.ocsc.ie

Office Locations | Dublin (Head Office) | London | Cork | Galway | Belfast | Warsaw | Bucharest | Moscow | Abu Dhabi | Libya |

Appendix 4: Certificate of Planning Need

12. Appendix 4: Certificate of Planning Need
As per Section 5.1 of this submission, the LIHAF proposal, which is the subject of this application is
considered compliant with all LIHAF requirements and has received a Certificate of Planning Need.
This is provided for as follows:
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EXECUTIVE SUMMARY AND CONCLUSIONS
This report addresses a number of specific issues in regard to the Adamstown property
market as part of a submission from the landowners of Adamstown SDZ to South Dublin
County Council for funding from the Local Infrastructure Housing Activation Fund (LIHAF),
over the period 2017-2019. LIHAF funding is being made available to relieve critical
infrastructural blockages on suitably located and scaled housing sites, which will enable the
delivery of large-scale housing over the next three years.
The main conclusions of the analysis of the Adamstown property market and affordability
in the area are as follows:


Adamstown is in an affordable area of Dublin. Adamstown is also affordable within its
own catchment as the median sales price for all new dwellings sold in the catchment
area was €350,000 in 2016 to date, 9 per cent below the corresponding Dublin new
house price.



Around 45 per cent of new properties in Adamstown will be marketed between
and €320,000. Thus the median price of these units will be in or around
€300,000, which is 14.3 per cent below the price in the catchment area. This €300,000
also equates to 22 per cent below the corresponding new house price in Dublin.



There is limited stock available of affordable units in the catchment area. Adamstown
can quickly deliver 2,123 affordable house types, if LIHAF is made available, which could
respond to short and medium term market requirements over the next three years.



Based on the analysis of affordability, potential buyers, other than single persons on less
than twice average earnings, will be in a position to afford to raise a mortgage for
dwelling in the Adamstown SDZ area, while also adhering to the Central Bank's’ LTI limit
of 3.5. Similarly the analysis shows that for most categories of renters, the monthly rent
is 25 per cent or less of net income. This is deemed an affordable rent.



The availability of LIHAF funding will ensure that Adamstown has the capacity to deliver
a strong mix of private, rental and social housing supply at affordable prices and rents,
which more than adequately meets the criteria of providing more than 40 per cent of
homes at prices 10 per cent below the average cost of market housing.



45 per cent of the units in Adamstown SDZ area will be sold below €320,000, which is
18.8 per cent below the average price for a range of new properties in residential
schemes in the vicinity of Adamstown.



It is estimated that LIHAF funding will facilitate the delivery of an additional supply of
2,123 units, which will generate around
in VAT revenue and a residential
construction spend of up to circa
over the next 3 years. This is equivalent
to a total of 6,000 direct and indirect job years, which implies that at any point in time
there will be, on average, 2,000 direct and indirect jobs generated over the course of
the construction phase, both on and off site. There will be further induced impacts
generated as workers spend their earnings in the wider economy, thus generating
further economic activity.



Adamstown is in a sustainable economic area on key transport links and adjacent to key
employment centres.

1
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1.

INTRODUCTION
Strategic Development Zones (SDZs) were established in planning legislation in 2000. They
enable Government to designate certain parcels of land for the fast track delivery of new
residential and non-residential development, where the development of those lands is
considered to be of strategic national importance. The legislation and supporting guidelines
establishing SDZ areas reinforced the need to provide for a process to ensure the delivery
of homes in a sustainable manner which made most efficient use of resources and
infrastructure. Adamstown was the first SDZ designated in 2001 because it was considered
to be of economic and social importance to the State. The area is expected to accommodate
an estimated population of 20,000 to 25,000 on completion. The current population, some
15 years after the area was first designated, is around 4,000.
The Housing Action Plan, Rebuilding Ireland1, contains a commitment to establish a €200m
Local Infrastructure Housing Activation Fund (LIHAF), spread over the period 2017-2019, to
activate inactive zoned housing sites with planning permission. The Fund is designed to
relieve critical infrastructural blockages and enable the delivery of large-scale housing on
key development sites, with the potential to open up lands and deliver housing of the order
of 15,000 to 20,000 units by 2019.
The Department of Housing, Planning, Community and Local Government has invited bids
from local authorities in conjunction with housing providers, for investment in
infrastructure sufficient to enable early activation of suitably located and scaled housing
sites that are currently zoned, along with a commitment from those housing providers to
produce housing quickly, at scale and at affordable prices.
DKM Economic Consultants has been commissioned by the landowners in the Adamstown
SDZ to consider a number of issues for their bid submission, relating to the Adamstown
property market, specifically:
 To establish the degree to which the LIHAF will stimulate additional, more significantly
scaled and more affordable housing supply; and
 To demonstrate that affordable homes will be delivered at price levels such that a
minimum of 40% of homes delivered will be available at prices 10% below the average
cost of market housing including under €300,000 in Dublin and comparative affordability
outside of Dublin.
With the above in mind, this report addresses the following:







Current transactions prices for new properties in the Adamstown catchment area;
An analysis of affordability in Adamstown and in the wider context of Dublin;
Mixed tenure possibilities in Adamstown and the potential for significant new supply;
The current supply situation with respect to new properties in the area;
New build market prices in the vicinity of Adamstown; and
The economic impacts of house building in Adamstown.

The Executive Summary contains a summary and conclusions.
1

http://rebuildingireland.ie/
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2.

PROPERTY MARKET AND AFFORDABILITY

2.1

ADAMSTOWN CATCHMENT AREA
Adamstown is located in south-west county Dublin, in close proximity to a number of
important urban centres such as Lucan, Rathcoole, Leixlip, Celbridge and Maynooth.
An analysis of new property transactions in the Property Price Register for the above five
towns shows that there were 151 property transactions in 2016 to date, out of a total of
657, including second-hand dwellings.2 Of the total of 151, the number of new property
transactions was highest in Maynooth and Lucan. In percentage terms, Rathcoole (44%) and
Maynooth (38%) had the highest proportions of new properties sold. In contrast, in the
established areas of Lucan and Celbridge, the proportions which represented new sales
were much lower. Of the overall 10,057 property transactions that occurred across Dublin,
1,417 were for new houses/apartments. With just 23 per cent of all transactions
representing new properties in the catchment area and just 14 per cent in Dublin, this is
indicative of the lack of new developments across Dublin.

Table 2.1: MEDIAN PRICES AND TRANSACTIONS IN ADAMSTOWN CATCHMENT AREA IN 2016
(NEW PROPERTIES ONLY)
Median
Price

Total new
Transactions

New as % of all
transactions

Rathcoole

€397,250

22

44.0%

Leixlip

€325,000

15

23.4%

Celbridge

€360,000

20

14.9%

Lucan

€322,340

40

15.0%

Maynooth

€350,000

52

38.0%

Total Catchment Area

€350,000

151

23.0%

Dublin

€384,882

1,417

14.1%

Source: Property Price Register.
Note: Transactions price and transaction data exclude properties that are not full market price and
those under €20,000 and over €5 million, but include VAT. Data obtained from PPR on the 12th of
October 2016.

The above Table provides the median sales prices for new property transactions by both
first-time buyers and existing owner occupiers3. The median sales price for all new dwellings
sold in the catchment area was €350,000 in 2016 to date. This is 9 per cent below the Dublin
median new house price of €384,882.
In the context of the guide price of less than €300,000 in the LIHAF Circular, around 45 per
cent of new properties in Adamstown will be marketed between €270,000 and €320,000
(Table 6). Thus the median price of these units will be in or around €300,000, which is 14.3
per cent below the price in the catchment area. This €300,000 also equates to 22 per cent
below the Dublin price of €384,882 in Table 2.1.
2

Based on the period from 1st January to 30th September 2016.
The Property Price Register does not differentiate between first-time buyers and existing owner
occupiers.
3

3
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Table 2.2 presents a profile of transactions prices for new properties reported by the
revamped CSO Residential Property Price Index (mortgage and cash-based transactions) for
Dublin and its four local authority areas in July 2016. Average prices for new properties
purchased by all buyers in Dublin were over €400,000 compared with around €350,000 in
the Adamstown catchment area. For first-time buyer purchasers, the average new property
price was €352,092 in Dublin compared with €302,500 in the South County Dublin Council
area. Average new prices are significantly higher for all groups of purchasers across Dublin
than in the Adamstown catchment area, except in the Fingal County Council area where
average prices are similar.

Table 2.2: AVERAGE NEW RESIDENTIAL PROPERTY PRICES IN DUBLIN AND LOCAL AUTHORITY
AREAS, JULY 2016
Average New Property Price (euro)

Dublin

Dublin

Dun

South

Fingal

Adamstown

City and

City

Laoghaire

Dublin

County

Catchment

county

Council

Council

Area

County

County

Council

Council

All Buyer Types

403,612

403,243

606,605

362,606

348,575

350,000

Household Buyer - First-Time Buyer

352,092

352,082

703,333

302,500

278,845

N/A

429,331

424,663

570,332

395,998

388,945

N/A

417,500

417,500

N/A

N/A

N/A

N/A

Owner-Occupier
Household Buyer - Former OwnerOccupier
Household Buyer - Non-Occupier

Source: CSO Residential Property Price Index. Data is not mix-adjusted.

2.2

ANALYSIS OF AFFORDABILITY IN ADAMSTOWN SDZ IN THE WIDER CONTEXT OF
DUBLIN
The following analysis of affordability examines the cost of buying and the cost of renting.
For buyers, the metric is the proportion of net income (gross income after tax and PRSI)
required to fund a mortgage. For renters, the metric is the proportion of net income which
goes in rent.
The analysis examines affordability for the following categories of buyers:

A single person on 150 per cent average earnings

A single person on twice average earnings

A working couple - both on average earnings

A working couple – both on 150 per cent of average earnings
Average earnings across the State was €36,600 in Q2 2016, according to the CSO’s Earnings
and Labour Costs Quarterly Survey. Affordability is also examined for each category of buyer
assuming a premium for Dublin workers. The premium is 18.2 per cent, as total income per
person (i.e. average earnings) in Dublin was 18.2 per cent higher than in the State as a
whole, based on CSO County Income data for 20144 (the latest data available). It is assumed
that this relativity remains unchanged in 2016.

4

http://www.cso.ie/en/releasesandpublications/er/cirgdp/countyincomesandregionalgdp2013/
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The mortgage assumptions is based on the Central Bank rules regarding the loan to income
and loan to value restrictions, which provide for the following maximum mortgage:



Loan to Gross Income (LTI) limit of 3.5, which determines the mortgage that can be
raised, subject to the following rules, provided the LTI limit is not exceeded:
 An amount equal to 90 per cent of the value of the principal home up to and
including the amount of €220,000, and
 An amount equal to 80 per cent of the amount (if any) of the value of the principal
home in excess of 220,000.

The analysis assumes a 25 year mortgage term and an average standard variable mortgage
rate of 3.7 per cent.

Table 2.3: BUYER AFFORDABILITY ANALYSIS FOR SINGLE PERSON AND WORKING COUPLE
Gross
Income

LTI Limit

Loan at 90%

Balance

Balance

Affordable

Deposit

Repayments

(3.5

up to

of Loan

at 80%

House

Required

As % of

times)

€220,000

Price

Net Income

SINGLE PERSON:
On Twice Average Earnings

73,200

256,200

198,000

58,200

72,750

292,750

36,550

31.4%

On Twice Average Earnings*1.182

86,522

302,828

198,000

104,828

131,036

351,036

48,207

32.4%

Each on average earnings

73,200

256,200

198,000

58,200

72,750

292,750

36,550

25.9%

Each on average earnings*1.182

86,522

302,828

198,000

104,828

131,036

351,036

48,207

27.3%

Each on 150% average earnings

109,800

384,300

198,000

186,300

232,875

452,875

68,575

29.3%

Each on 150% average earnings*1.182

129,784

454,243

198,000

256,243

320,303

540,303

86,061

30.5%

WORKING COUPLE:

Source: DKM analysis. The factor of 1.182 represents the income relativity between average workers
in Dublin and average workers across the State in 2014, according to the CSO and is assumed to remain
the same in 2016.
Note: The Table excludes a single person on average earnings and on 150% average earnings as their
incomes are not sufficient to raise a mortgage in the Dublin market, even with a Dublin premium. It is
assumed that purchasing a home remains an unattainable proposition for these individuals. These
categories are assumed to rent and they are therefore included in the rental affordability table below.

Based on the above analysis and adhering to the Central Bank's’ LTI limit of 3.5, the above
categories of buyers can afford to raise a mortgage for dwellings priced at or above
€300,000.
The affordable house price for a single person on twice average earnings or a working
couple, each on average earnings, is just below €300,000 (€292,750). This increases to
€351,036 for both categories of buyers when earnings are increased to reflect the Dublin
premium. Adamstown will provide properties which are comfortably in this range. In terms
of properties which would be delivered if LIHAF funding was made available, it will be shown
later that the average prices of 45 per cent of the properties will also fall within this range
(Table 2.5).
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Table 2.4 examines rental affordability for tenants with a similar income profile. The
property types and rents are based on the build to rent units that would be provided in
Adamstown if LIHAF funding was made available:




€1,250/month for 1-bed apartment
€1,400/month for 2-bed apartment
€1,800/month for 3 bed-bed apartment

Table 2.4 sets out a number of rental situations, with a single person assumed to share a 2bed apartment, paying a monthly rent of €700. The analysis shows that in most cases, for a
single person and a working couple, the monthly rent is 25 per cent or less of net income.
This is deemed an affordable rent. There are only two cases where a single person would
pay 30 per cent or more of net income in rent: a single person on twice average earnings
and a single person on 150 per cent of average earnings with a Dublin premium, both
renting a 1-bed apartment. However, in both cases there is the option to share a two-bed
apartment, which substantially reduces rental costs.

Table 2.4: RENTER AFFORDABILITY ANALYSIS FOR SINGLE PERSON AND WORKING COUPLE
Gross
Income

Net
Income

Property Type
(Apartment)

Monthly
Rent

Rent as % of
Net Income

SINGLE PERSON

€

€

On average earnings

36,600

30,713

one-half/2-bed

700

27.3%

On 150% Average Earnings

54,900

40,687

one-half/2-bed

700

20.6%

On Twice Average Earnings

73,200

50,661

one-half/2-bed

700

16.6%

On Twice Average Earnings

73,200

50,661

one-bed apt

1,250

29.6%

On (Average Earnings *1.182)

43,261

34,344

one-half/2-bed

700

24.5%

On 150% (Average Earnings*1.182)

64,892

46,133

one-half/2-bed

700

18.2%

On 150% (Average Earnings*1.182)

64,892

46,133

one-bed apt

1,250

32.5%

On (Twice Average Earnings*1.182)

86,522

57,922

one-bed apt

1,250

25.9%

73,200

61,427

1-bed apt

1,250

24.4%

109,800

81,374

2-bed apt

1,400

20.6%

86,522

68,688

2-bed apt

1,400

24.5%

129,784

92,264

3-bed apt

1,800

23.4%

€

WORKING COUPLE:
Each on average earnings
Each on 150% average earnings
Each on (average earnings*1.182)
Each on 150% (average earnings*1.182)

Source: DKM analysis. The factor of 1.182 represents the income relativity between average workers
in Dublin and average workers across the State in 2014, according to the CSO and is assumed to remain
the same in 2016.

In a comparative analysis of rents in the Adamstown area in October 2016, based on data
from Daft.ie, there were only two properties to rent in the area: a 2-bed apartment for
€1,400 per month and a 3-bed apartment for €1,800 per month. These rents are in line with
similar properties in Lucan, where 13 properties were available to rent.
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Table 2.5: AVERAGE RENTS IN LUCAN
No. of Units
to Rent

Monthly
Rent (euro)

Studio apartments

1

799

2-bed apartments

3

€1,400-€1,580

3-bed apartments

1

€1,700

3-bed houses

3

€1,550 - €1,700

4-bed houses

5

€1,750 - €2,200

Total

13

Source: Daft.ie

The availability of LIHAF funding for the Adamstown SDZ will ensure a greater supply of
build to rent units at affordable rents, which will facilitate a good tenure mix in the area.
This issue is elaborated on below.

2.3

MIXED TENURE POSSIBILITIES IN ADAMSTOWN
The availability of LIHAF funding will provide for the speedy delivery of 2,123 new units in
the Adamstown SDZ area in the period to 2019. Beyond 2019 a further 6,373 units will be
delivered, which in addition to the 1,400 units delivered to date, will see the LIHAF stimulate
significantly scaled and more affordable housing supply. This supply will facilitate an
integrated development that is sustainable for both existing and new residents as well as
an expanded community.
To illustrate the capacity of Adamstown SDZ to deliver a strong mix of private, rental and
social housing supply at affordable prices and rents, Table 2.6 sets out the proposed tenure
mix, which more than adequately meets the criteria of providing a minimum of 40 per cent
of homes at prices 10 per cent below the average cost of market housing, including under
€300,000 in Dublin. It has already been shown, using CSO date, that the average cost of
new housing in Dublin was €403,612 in July 2016 and €350,000 in the Adamstown
catchment area. Table 6 shows the proposed tenure in the Adamstown with 45 per cent of
units to be sold below €320,000.

Table 2.6: TENURE MIX AT ADAMSTOWN SDZ
No. of
Units

% share

Part V

212

10%

Build to Rent

318

15%

Build to Buy

425

20%

Sub-total

955

45%

1062

50%

106

5%

2,123

100%

3 and 4-bed houses
Other
Total Units to 2019

7

Sales Prices

€270,000 - €320,000

€320,000 - €400,000
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It is proposed that the total supply of 2,123 units would comprise the following mix of units
in the period to 2019:
 10 per cent for Part V social housing units;
 15 per cent for the private rental sector at the affordable rents previously set out
above;
 20 per cent entry level units for sale in the €270,000 - €320,000 price range;
 50 per cent of units, comprising a mix of 3 and 4-bed houses in the €320,000 - €400,000
price range; and
 5 per cent of other property types.
These prices compare with the average prices for all buyers of new property of over
€400,000 in Dublin and around €350,000 in the Adamstown catchment area (Table 2.2). The
average sales price of around €300,000 per unit for entry level units is consistent with the
affordability analysis in Table 3 and adheres to the Central Bank’s LTI limits.
50 per cent of the units will comprise 1,062 affordable units - mix of 3 and 4-bed houses
priced in the €320,000- €400,000 range. These units are also priced below the Dublin
average new property price (Table 2.2) and would be intended to accommodate families
trading up from apartments in Adamstown or elsewhere, thus freeing up affordable units
for first-time buyers.

2.4

STOCK FOR SALE IN THE ADAMSTOWN CATCHMENT AREA
Evidence of the limited supply of new housing for sale in the Adamstown catchment area is
available from Daft.ie (Table 2.7). Following an analysis of properties for sale on the Daft.ie
website, the data shows that of the total of 219 residential units for sale on 12th October in
the five locations selected, 42 of them were new properties and the vast majority were
houses.

Table 2.7: NUMBER OF NEW PROPERTIES FOR SALE IN THE ADAMSTOWN CATCHMENT AREA
Locations

Lucan
Adamstown
Rathcoole
Leixlip
Celbridge
Catchment (Total)

Total
for Sale

Total
New for
Sale

96
3
49
34
37
219

11
0
19
7
5
42

of which
New
Houses
10
0
19
7
5
41

New
Apartments
1
0
0
0
0
1

Source: Daft.ie on 12th October 2016.

2.5

NEW BUILD MARKET PRICES IN THE VICINITY OF ADAMSTOWN
A second analysis of new housing developments on Daft.ie in areas around Adamstown
provides an indication of the property prices for houses offered for sale (Table 2.8). Schemes
where prices were not provided are excluded. In the majority of cases the prices provided
are the starting prices, such as for example in Beechpark, Leixlip where starting prices range
from €310,000 to €370,000 depending on the number of bedrooms. Similarly a number of
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schemes quote asking prices which range, for example, from €297,500 in Tullyhall, Lucan or
from €358,000 in Broadfield Manor, Rathcoole. Where prices are stated, they vary
considerably across the schemes shown, but generate an average of around €394,000,
taking a simple average of the prices quoted for each scheme. The average sales price of
around €300,000 per unit for entry level units in Adamstown is almost 24 per cent below
this figure. As previously set out, 45 per cent of the units in Adamstown SDZ area will be
sold below €320,000, which is 18.8 per cent below the average for the schemes listed in
Table 2.8.

Table 2.8: NEW RESIDENTIAL DEVELOPMENTS IN AREAS ADJACENT TO ADAMSTOWN
Address in Dublin

Type

Price Region

Windmill Close, Rathcoole, Co. Dublin

3 Bed Townhouses

€310,000

4 Bed Townhouses

€360,000

4 Bed Bungalow

Region €675,000

5 Bed Det. House

Region €720,000

4 Bed Det. House

Region €760,000

Rokeby Park, Rokeby Park, Lucan, Co. Dublin

Cuil Duin, Cuil Duin, Citywest, Co. Dublin

4 Bed Semi-d House

Total
Units in
development
4
3

3

3 Bed Terraced House

Region €295,000

3 Bed End-of-terrace

Region €310,000

Tullyhall, Lucan, Co. Dublin

3 Bed Semi-d Houses

Asking-price €297,500

14

Broadfield Manor, Broadfield Manor, Rathcoole,

3 Bed Semi-d Houses

From €358,000

9

Co. Dublin

4 Bed Semi-d Houses

From €358,000

Broadfield Manor , Broadfield Terrace,

4 Bed Semi-d Houses

Asking-price €358,000

Rathcoole, Co. Dublin

3 Bed Semi-d Houses

Asking-price €358,000

Broadfield Manor , Broadfield Crescent,

4 Bed Semi-d Houses

Asking-price €358,000

Rathcoole, Co. Dublin

3 Bed Semi-d Houses

Asking-price €358,000

Broadfield Manor , Broadfield Lane, Rathcoole,

3 Bed Semi-d Houses

Asking-price €358,000

Co. Dublin

4 Bed Semi-d Houses

Asking-price €358,000

Broadfield Manor , Broadfield Drive, Rathcoole,

3 Bed Semi-d Houses

Asking-price €358,000

Co. Dublin

4 Bed Semi-d Houses

Asking-price €358,000

Beechpark, Leixlip, Leixlip, Co. Kildare

5 Bed Semi-d House

20
20
20
7

3 Bed Terraced House

From €310,000

3 Bed End-of-terrace e

From €340,000

3 Bed Semi-d House

From €345,000

4 Bed Semi-d Houses

From €370,000

Source Daft.ie on 5th October 2016. The Table only includes schemes where indicative prices are provided.
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3.

ECONOMIC IMPACTS OF HOUSEBUILDING
The construction of residential property gives rise to a number of economic impacts which
are generated during the construction phase. Economic impacts encompass impacts on
GDP, employment and Exchequer revenues and arise at three levels:
1.
2.
3.

Direct impact - generated in the firm directly undertaking the economic activity,
that is, the main housebuilder during the construction phase;
Indirect impact – generated in Irish firms supplying goods and services to those
generating the direct impact, back through the Irish supply chain; and
Induced impact – generated as a result of the additional incomes from the direct
and indirect impacts being spent in the wider economy.

The national GDP impact comprises the additional profits and wages generated by the
construction industry during the construction phase. Both profits and wages give rise to
Exchequer revenues in terms of PAYE, PRSI, Corporation Tax, and VAT and Excise Receipts.
It is estimated that the additional supply of 2,123 units would generate around
in VAT revenue.
House building is the most labour intensive segment of the construction industry, with
investment of €1 million generating in the region of 10 direct and indirect jobs per year.
LIHAF funding will facilitate a residential construction spend of up to circa €
over
the next 3 years. This is equivalent to a total of 6,000 direct and indirect job years, which
implies that at any point in time there will be, on average, 2,000 direct and indirect jobs
generated over the course of the construction phase, both on and off site and in the firms
indirectly supplying products and services right back through the supply chain. There will be
further induced impacts generated as workers spend their earnings in the wider economy,
thus generating further economic activity.
In a wider employment context, achieving the vision set out for Adamstown would make a
valuable contribution to sustaining economic development and supporting and retaining
existing and new enterprise investment and employment in the local town and surrounding
area. The 2014 Jobs Strategy for South County Dublin5 sees its administrative area as an
integral part of the Dublin Metropolitan area, providing a base for a vast range of SME
business entities as well as large blue chip national and international corporations. Key
economic sectors in the county include bio-pharma, information technology,
communications, electronics, hospitality, retail, transport, internationally traded services
and prepared food. The county is thus a key employment base. Specifically the adjacent
Grange Castle International Business Park has significant potential for attracting inward
investment and IDA Ireland and South Dublin County Council have prioritised the location
for FDI. The early provision of largescale and affordable housing development in
Adamstown will provide the opportunity to accommodate existing and new jobs and
investment in the Grange Castle International Business Park, for example, which is located
5 kms from Adamstown. This could substantially reduce commuting distances for workers
moving to the Adamstown area.
5

http://www.sdcc.ie/sites/default/files/publications//final-jobs-strategy-2014.pdf
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The 2012 Economic Development Strategy for South County Dublin acknowledges that a
key consideration in framing the strategy is6
“to make best use of the existing infrastructure and development potential within the
County and the support of job creation and retention.”
Thus the availability of LIHAF funding will substantially help to facilitate an integrated
development that is sustainable for both existing and new residents and employers,
as well as an expanded community.

6

http://www.sdcc.ie/sites/default/files/publications/econ-devt-strat-2012.pdf
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