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2.1  SURF VISION AND OVERARCHING STRATEGIC OBJECTIVES
The principles underpinning the Vision and Strategic Objectives 
of the Strategic Framework (2022) have been carried forward and 
refined in this SURF. The Vision for the City Edge SURF is set out 
below:

Vision

To transform the City Edge area into a 
connected, green and inclusive new mixed 
use urban quarter that inspires healthier 
living, closer community and a brighter more 
sustainable and climate resilient future.  

In order to realise this vision and the future potential for City 
Edge, a number of Overarching Strategic Objectives will need to 
be achieved as set out below. The policies and objectives in each 
section of the SURF form a subset of the Overarching Strategic 
Objectives and have been crafted in a manner which will contribute 
significantly towards addressing climate change, reducing carbon 
emissions and promoting climate resilience.

Urban Development Zone:
Seek candidate UDZ designation with a view to full UDZ designation 
in recognition of the role of City Edge as a sustainable extension 
to Dublin City with the capacity to provide significant additional 
housing, employment and economic, climate and social benefits 
(subject to the relevant legislation being commenced). 
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Placemaking:
Create compact, attractive and sustainable mixed-use places with 
strong identities for people to live, work and visit, that encourage 
integration of existing and new residential and employment 
communities.

Sustainable Travel: 
Promote and facilitate a transition to more sustainable modes of 
transport by promoting active travel measures, improved public 
transport and reducing a reliance on vehicular movements. 

Natural Infrastructure:
Create an interlinked system of multi-functional blue-green spaces 
that provide for recreation, biodiversity, sustainable drainage and 
active travel. 

Housing:
Promote a mix of unit tenures, types and sizes, offering housing 
choice and helping to create mixed and balanced communities.

Employment:
Facilitate employment in mixed use contexts along with 
intensification and diversification into emerging sectors while 
protecting the existing employment function of City Edge.

Community:
Ensure the provision of integrated community facilities in tandem 
with residential development including education, health, arts and 
culture. 

Energy:
Promote pathways to zero carbon through supporting sustainable 
energy projects within City Edge including District Heating.

Climate:
To create a climate resilient new urban quarter based on active 
travel and public transport, compact settlements, multi-functional 
blue-green infrastructure and sustainable energy.
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2.2  STRATEGIC INFRASTRUCTURE OBJECTIVES 
AND CRITICAL LAND 
2.2.1  STRATEGIC INFRASTRUCTURE 
OBJECTIVES 
The successful regeneration of the City Edge area depends on 
delivery of several pieces of strategic infrastructure including 
parks, public transport, local centres and utilities. This will 
require continued close collaboration with various agencies 
including project partners Dublin City Council, in addition to state 
agencies including Uisce Eireann, the Office of Public Works, the 
National Transport Authority, Transport Infrastructure Ireland, 
Iarnrod Eireann, ESB Networks, Eirgrid, Bord Gais and the Land 
Development Agency. Cooperation and coordination with these 
key stakeholders, many of whom are members of the City Edge 
Steering Group, will facilitate implementation of vital infrastructure 
and the strategic vision and policy alignment required to realise a 
project of this scale. Many of the strategic infrastructure objectives 
(see below) were Priority Actions of the Strategic Framework 
(2022) and they are now being carried through to the SURF. 

2.2.2  CRITICAL LAND 
It is the intention of SDCC to seek candidate UDZ designation 
(and potentially subsequent full UDZ designation) following 
commencement of the relevant part of the Planning and 
Development Act, 2024. As part of the designation process 
a planning authority must identify ‘critical land’ in a planning 
framework (this SURF will comprise the planning framework) 
that is required for public infrastructure and facilities. ‘Public 
infrastructure and facilities’ include a wide variety of elements 
including open spaces, recreational and community facilities, 
public transport facilities, blue and green infrastructure, schools 
and community facilities, public realm and landscaping, roads, 
car parking, drainage utilities and flood alleviation. Most of the 
strategic infrastructure objectives identified below fall into the 
category of ‘public infrastructure and facilities’ that will require the 
identification of ‘critical land’ to accommodate them. The map at 
Fig. 1 identifies locations and corridors for strategic infrastructure. 
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POLICY SIO1: STRATEGIC INFRASTRUCTURE – 
GENERAL 
To ensure the delivery of the necessary strategic infrastructure 
to support the regeneration of City Edge through: 

•	Continuing to work closely with infrastructure agencies 
including the National Transport Authority, Transport 
Infrastructure Ireland, Uisce Eireann, the Land Development 
Agency, ESB Networks and Eirgrid; 

•		Implementing the SURF phasing strategy whereby 
development does not progress beyond specified floorspace 
thresholds until identified infrastructure elements are 
progressed; 

•		Seeking Candidate UDZ designation (when the relevant 
legislation commences); 

•		Seeking support via Government infrastructure funding 
streams; 

•		Requiring developers to contribute towards infrastructure 
provision in accordance with the requirements of the SURF, 
via the Council’s Development Contribution scheme, as part  
of any future special contributions scheme, or via 
contributions in lieu of provision, where appropriate. 

SIO2: ACTIVE TRAVEL AND PUBLIC TRANSPORT 
- GENERAL 
To work closely with transport infrastructure agencies to 
deliver active travel and public transport schemes to support 
regeneration, in accordance with the SURF phasing strategy and 
in line with the principles of transport-oriented development and 
the 10-minute city. 

SIO3: LOCAL CENTRES - GENERAL 
To support the delivery of safe and attractive local centres that 
provide a focal point for communities, with active frontages 
and a variety of uses that support day and nighttime activities, 
in tandem with development and in accordance with the SURF 
phasing strategy. 
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SIO4: NATURAL INFRASTRUCTURE – 
GENERAL 
To ensure the delivery of adequate blue-green infrastructure 
in tandem with development, and in accordance with the 
SURF phasing strategy to support recreation, placemaking, 
sustainable drainage, climate resilience, biodiversity and 
nature restoration within City Edge. 

SIO5: UTILITIES – GENERAL 
To collaborate with utilities and energy agencies and 
providers to ensure the provision of adequate and 
sustainable utilities and energy infrastructure to support the 
future development of City Edge.

Figure 1: Critical Lands Map.
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2.3  LAND USE STRATEGY 
2.3.1  DEVELOPMENT PLAN ZONING 

Most of the City Edge lands are zoned ‘REGEN’ in the South Dublin 
County Development Plan 2022-2028, with the objective ‘To 
facilitate enterprise and / or residential-led regeneration subject 
to a development framework or plan for the area incorporating 
phasing and infrastructure delivery’. This is indicated by the 
pale blue colour on the extract from the land use zoning map. 
Lands at the western fringe of the City Edge area are zoned ‘EE’ 
(purple colour), with the objective ‘To provide for enterprise and 
employment related uses’. A strip of land along the southern 
boundary of the Grand Canal (coloured green) is zoned ‘OS’ 
with the objective ‘to preserve and provide for open space and 
recreational amenities’. The Canal and area along the southern 
bank is also designated a proposed Natural Heritage Area (red 
hatching). All of the land uses proposed in the City Edge SURF land 
use strategy are consistent with Development Plan zoning. 

The land use zoning map extract also indicates the following: 

•	the locations of the three Seveso sites within City Edge 
(SDCC area), denoted by the orange and black triangular 
symbol; 

•	the riparian corridors of the various rivers and streams, 
indicated by the dark blue line; 

•	6-year roads proposals, denoted by the white squares; and 

•	a feature on the Sites and Monuments Record (flat 
cemetery), indicated by the blue ‘X’ in a blue dashed circle.

City Edge represents a major opportunity to regenerate 
brownfield lands close to Dubin City Centre to provide higher 
density residential and employment uses at scale that aligns 
with Government policies to pursue compact growth and support 
transport-oriented development. A high-level capacity analysis 
was undertaken to inform the City Edge Strategic Framework 
(2022) regarding the likely population and number of jobs that 
would be accommodated between now and the envisaged full 
build-out of the project area in 2070. This has been refined and 
envisages the following targets: 

Population: 74,500-79,500*	 Jobs: 65,000-75,000* 

* �Figures for jobs and population are gross (and not net 
additional).  
They therefore include any retained existing, replacement and 
new. 

These figures apply across the entire City Edge area in both local 
authority jurisdictions. 
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Figure 2: Extract from SDCC Development Plan Zoning Map showing the SDCC City Edge Area.
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City Edge SURF Land Use Strategy 

A network of blue 
and green natural 

infrastructure including 
major parks, community 

parks, greenways and 
green corridors. 

A predominantly 
residential-led mixed-
use environment, with 
the area evolving over 

time to facilitate higher 
intensity employment 
alongside residential 

and community 
infrastructure,  

whilst accommodating 
existing uses. 

A series of local 
centres focussed 

on public transport 
interchanges, with retail 
and commercial activity, 
employment including 

urban workspace, 
residential and 

community uses. 

A concentration 
of industrial and 

employment uses 
continuing along  

the eastern side of  
the M50 with the  

potential for 
intensification. 

The existing land uses within City Edge comprise 
predominantly employment uses including industrial, 
warehousing and distribution with some retail 
warehousing and office and small pockets of residential. 

The Strategic Framework (2022) land use strategy has 
also been brought forward to this SURF and reviewed. 
The resulting refined land use strategy is set out below 
and illustrated in the diagrammatic map at Fig. 3.
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Figure 3: Proposed Principal Land Uses within City Edge.
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2.3.2  KEY PRINCIPLES FOR LAND-USE 
This SURF refines the high-level and long-term vision of the 
Strategic Framework and identifies Priority Development Areas 
(PDAs), setting out guidance for how they will evolve in the short to 
medium term (to approximately 2042). The key principles of land 
use within the PDAs (and within City Edge generally) are set out 
below. 

Key Principles for Land-Use 

•	To provide for new mixed use residential and employment 
communities, through sustainable higher density urban 
forms, served by high quality public transport and active 
travel links. 

•	To provide a multi-functional network of green infrastructure 
comprising major parks and community parks linked by 
greenways, green corridors, and SuDS features, that will 
together provide for recreation and placemaking; biodiversity 
and space for nature; and active travel and sustainable 
drainage. 

•	To ensure a mix of land uses including residential, 
employment and community uses resulting in the creation of 
quality places for people to live in, work in and visit. 

•		To integrate new development with existing land-uses 
both within City Edge and in the surrounding area and to 
transition from predominantly low intensity industrial uses 
to higher intensity mixed uses in a manner which enhances 
existing and future amenity. 

•		To establish a series of viable and vibrant mixed-use local 
centres providing a range of local services and community 
uses. 

•		To encourage mixed uses at the level of the neighbourhood, 
block and building in order to provide active frontage and 
day and nighttime activity. 

•		To provide new residential communities with a range of 
housing types, sizes and tenure options, facilitating housing 
choice and creating mixed and balanced communities. 

•		To accommodate the retention, expansion and densification 
of existing employment uses while supporting diversification 
into new and emerging business sectors. 

2.3.3  LAND-USE MIX CATEGORIES 
The overarching land use mix and layout remains consistent with 
the Strategic Framework (2022), however it has been refined and 
modified where necessary to reflect the more detailed recent 
analysis plus constraints such as Seveso considerations, flood 
zones and overhead electricity line corridors. As previously stated, 
all proposed land uses within SDCC PDAs are consistent with 
the Development Plan land use zoning. The key element of land 
use within City Edge is that all categories are mixed use, with the 
use emphasis varying from category to category. Therefore, with 
residential led mixed use, the emphasis will be on residential, with 
employment led mixed use, it will be on employment, etc. 
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The main proposed land use mix categories across the City Edge 
area are as follows: 

SURF Land Use Mix Categories* 

•		Major Centres+: Areas with the highest concentration of 
employment uses and retail activity, with residential. 

•		Local Centres: Areas with concentrations of employment 
uses and retail activity, with residential. 

•		Residential Led Mixed Use: Areas with predominantly 
residential development, mixed with employment uses. 

•		Employment Led mixed use: Areas with a greater focus on 
employment uses, mixed with residential. 

•		Urban Industry Led: Areas suitable for lower density 
employment uses, including industrial employment uses that 
can co-locate with other employment uses. Limited scope 
for residential. 

•		Industry: Areas with a focus on lower density employment 
uses, including industrial employment uses that suit 
proximity to the national road network. Some scope for 
convenience retail. No scope for residential. 

* Includes areas both within and outside the SURF PDAs. 

+ As part of the wider City Edge area, Major Centres are proposed 
within the DCC area – there are no Major Centres within SDCC area. 

 

 

Examples of uses within each land use mix category are as follows:

Employment  
Uses: 

Office, Urban 
workspace,  

Urban industry 

Neighbourhood 
Resources: 

Retail, Food  
& Beverage,  

Leisure, Community  
/ Cultural / Social 

Infrastructure 
Facilities, Schools 

Residential  
Uses: 

Low Density, Mid 
Density, High  

Density

These uses may manifest in more than one land use mix category 
and may exist in multi-use buildings. 

Examples of forms and typologies for different uses are set out 
below including 

•		High, medium and low density residential 

•		Office, urban workspace and urban industry 

•		Retail, food & beverage and leisure 

•		Community centres and schools. 
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Low Density Residential 
In areas where lower density residential 
is more appropriate, such as in close 
proximity to existing low-density housing, 
terraced housing typologies offer a 
compact yet low-rise urban form. These 
can be 2-4 storeys, with potential for 
upper floor setbacks and terraces. These 
homes will generally have individual 
ground floor access with a small defensible 
zone and private rear gardens. Terraces 
can also form part of an urban block with 
apartments, arranged around a communal 
courtyard. 

Mid Density Residential
A mid-rise townscape of 3-6 storeys 
will achieve a compact urban form that 
can maintain a domestic scale, whilst 
achieving mid density. Ground floor units 
may comprise two-storey own-door units 
with private rear gardens, with potential 
for further own door units or apartments 
above. 

High Density Residential
In areas suitable for higher density 
residential development a range of 
typologies may be appropriate. One 
possibility is a typology with a central, 
internalised core, wrapped with 
apartments. These can vary in scale, 
with 2-8 units per level, and opportunity 
for corner units to be dual aspect. The 
footprint of these may be roughly square. 
They also provide the opportunity for a 
landmark building. At ground level of this 
typology or other mid to high density 
typologies, there is potential to provide 
commercial uses with active frontages. 

CO
RE

C
O
R
E

CO
RE
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Office 
Offices bring high density employment, 
typically located in urban centres within 
a higher density context, creating an 
employment hub. The ground floor of 
office buildings can include commercial 
spaces, offering resources that serve 
the employment function but also the 
surrounding neighbourhoods. Office 
buildings should be located close to 
public transport links, and should have 
an attractive setting such as green and 
blue infrastructure and open space and 
supporting place shaping elements such as 
community, social and cultural uses. 

Urban Workspace 
Urban workspaces are usually 2-3 storeys 
in height, provide mid-density employment, 
and feature a combination of small office 
spaces, co-working spaces, maker studios, 
and shared amenities such as kitchens and 
toilets. These buildings can be co-located 
with residential developments and can 
include opportunities to adapt existing 
buildings. They can also create potential to 
relocate existing businesses into buildings 
more urban compatible, thereby creating 
a more diverse context for living and 
thriving. The design of urban workspaces 
emphasises flexibility, creativity, and a 
sense of community. 

Urban Industry 
Urban industrial buildings generally provide 
lower density employment than urban 
workspaces do. They serve as important 
hubs for production, manufacturing, and 
urban logistics, strategically located near 
transport hubs and major street networks 
to optimise accessibility. It is envisaged 
over time that there is scope for these 
areas to densify.
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Retail/F&B/Leisure 
Retail / F&B / Leisure spaces are 
primarily situated on the ground floor, 
collectively forming local retail parades 
and parts of local centres to meet the 
needs of residents and the business 
community. They should include a variety 
of provision, including diverse food and 
beverage offerings, a range of leisure 
uses, and a mix of retail, all optimising 
their active frontage. Mixed sized units 
will create a more dynamic street scene. 

School 
Compact urban schools can form part 
of urban blocks, sitting alongside other 
uses, and forming part of the street 
frontage and block definition. Stacking 
classrooms and indoor/outdoor play 
areas allows for a smaller building 
footprint, whilst still accommodating 
the school’s needs. Schools should be 
located in close proximity to open spaces 
that can be utilised both by the school 
and by other people outside school hours 
and should have good active travel links 
and access to public transport. 

Community Centre 
Community centres can vary in 
role, function and size. They may 
accommodate community resources 
such as a community hall, meeting 
space or childcare facilities etc. These 
will primarily be situated on the ground 
floor, often co-located with other 
complementary uses and can add to the 
active frontage of local centres. 
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2.4  PRIORITY DEVELOPMENT AREAS - GENERAL 
This section provides guidance for development within Priority 
Development Areas (PDAs) in a general sense. More specific 
guidance for each PDA is provided in Sections 3 and 4. 

2.4.1  PURPOSE OF PRIORITY DEVELOPMENT 
AREAS 
City Edge is an extensive area with a long timeframe for 
regeneration. The City Edge Strategic Framework (2022) identified 
indicative Early Development Areas focussed around public 
transport and other existing and future facilities and amenities such 
as open space. The Early Development Areas have been refined to 
become Priority Development Areas (PDAs) in this SURF. PDAs are 
a sequencing mechanism with integrated phasing of infrastructure, 
that will channel development into the most appropriate areas in 
the short to medium term. This strategy of focussing on particular 
areas which are expected to deliver early development in a co-
ordinated way which supports transport-oriented development, 
is most likely to deliver transformational change, is the most 
efficient use of both public and private investment, and will help 
bridge the viability gap that will exist in the early stages of the 
regeneration of City Edge. Within this SURF, the policy is therefore 
to give preference to development within PDAs. Delivery of new 
infrastructure in the short to medium term will also be focussed on 
PDAs in order to support regeneration. 

Three Priority Development Areas have been identified within the 
City Edge SDCC area: 

1.	 Red Cow & Cherry Orchard 

2.	 Long Mile 

3.	 Greenhills

The PDAs have been identified through consideration of a number 
of factors as set out below.

Factors Considered to Identify Priority Development Areas: 

•		Public transport accessibility, both existing and planned 

•		Proximity to existing and planned facilities including open 
space and community infrastructure 

•		Planning and development context (e.g. recent or imminent 
development including current planning permissions) 

•		Constraints such as Seveso sites, overhead high voltage 
lines, and flood risk. 
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2.4.2  EXTENT AND DEVELOPMENT POTENTIAL 
OF PRIORITY DEVELOPMENT AREAS 
The ‘City Edge Areas’ table indicates the area of each PDA along 
with the aggregate areas of PDAs. Within the SDCC area, PDAs 
make up 125ha (28%) of the total land area of City Edge within 
SDCC of 440ha. The ‘PDA Summary Table’ indicates that the  
SDCC PDAs are expected to deliver over 9,000 new homes 
generating a population of almost 25,000 people in addition  
to a potential for more than 8,500 jobs. 

Table 1: City Edge Areas.

SDCC City Edge Areas 

Red Cow & Cherry Orchard PDA area 52ha 

Long Mile PDA area 23ha 

Greenhills PDA area 53ha 

Total PDA area 128ha 

Total area outside PDA’s 312ha 

Total area City Edge SDCC 440ha 

Table 2: PDA Summary Table.

SDCC PDA summary table 

Area Population 
+/-15% 

Residential 
units* +/-

15% 

Jobs* 
+/-15% 

Red Cow & 
Cherry Orchard 
PDA

52ha 8,494 3,100 3,912

Long Mile PDA 23ha 4,751 1,734 2,814*

Greenhills PDA 53ha 11,645 4,250 5,364

SDCC Total 128ha 24,890 9,084 12,090

*  Jobs Ratio applied of 0.7 across PDAs with the exception of Long 
Mile PDA where a jobs ratio of 0.9 is applied.
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Figure 4: City Edge Priority Development Areas, with County/City boundary.
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2.4.3  DEVELOPMENT PLAN ZONING AND 
CRITERIA FOR DEVELOPMENT 
Section 12.9 of the Development Plan sets out criteria for 
development in Regeneration Zones; development within City 
Edge PDAs (and other areas of City Edge zoned Regen) will be 
required to satisfy these criteria. Almost all of the three PDAs are 
zoned REGEN ‘to facilitate enterprise and / or residential-led 
regeneration subject to a development framework or plan for 
the area incorporating phasing and infrastructure delivery’ in the 
SDCC Development Plan. These are summarised below.

Criteria for Development in Regeneration Zones 

•		Demonstrate a clear transition towards a more urban form  
of development and a traditional street network 

•		Address connectivity and linkages 

•		Avoid piecemeal development 

•		Avoid residential development on the ground floor beside 
busy roads 

•		Measures to ensure acceptable environmental standards  
for existing industrial uses 

•		Improved pedestrian and cyclist access. 

(Note: Refer to Section 12.9.1 of SDCC Development Plan  
for full text of above). 

2.4.4  DEVELOPMENT OUTSIDE OF PDAS 
Where development, in particular residential development, is 
proposed on sites outside of Priority Development Areas, it is 
required to be supported by the necessary additional social, 
community, utility and transport infrastructure in a manner  
capable of serving the needs of the new and existing resident/
working population. There will therefore be additional 
requirements on the developer to provide these extra amenities 
and infrastructure. Large scale residential development will not 
generally be facilitated outside PDAs. 

2.4.5  PRIORITY DEVELOPMENT AREAS – 
POLICIES AND OBJECTIVES 
The policies and objectives below set the general principles for 
development within and outside of PDAs. Sections 3 and 4 of the 
SURF contain more detail regarding capacities and intensities within 
each individual PDA, including implementation and phasing. 
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To give precedence to new development in City Edge locating 
within the identified Priority Development Areas, particularly 
higher intensity residential and employment development. 

New Development within a PDA Policy 
PDA1:

PDA1 Objective 1: 

New development within Priority Development Areas (PDAs)  
will be considered in accordance with the indicative layouts, 
uses and development parameters set out for each PDA. 

PDA1 Objective 2: 

Flexibility will be applied to urban design parameters for interim 
/ temporary developments that comprehensively demonstrate 
that they will facilitate the regeneration and achievement of 
urban design objectives of other / adjoining lands within the 
PDA. 

Extensions to existing premises within Priority Development 
Areas (PDAs) will only be permitted where they are of an 
acceptable standard, subject to the criteria below. 

Policy 
PDA2:

Extension to Existing (Non-Residential) 
Premises within a PDA 

PDA2 Objective 1: 

Where extensions are substantial, they shall accommodate 
appropriate uses at ground floor level on mixed use frontages 
which may include offices, commercial, services, community 
facilities, recreational facilities, etc. 

PDA2 Objective 2: 

Design of extensions shall be visually appropriate in an urban 
setting with respect to height, massing, fenestration, materials 
and finishes. 

PDA2 Objective 3: 

Extensions shall not result in negative environmental impacts 
such as noise and air pollution or an unacceptable level of traffic 
movements. 
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PDA4 Objective 1: 

Save for exceptional circumstances, significant new residential 
and high intensity employment uses outside PDAs will be 
considered premature. 

PDA4 Objective 2: 

Large residential developments outside of PDAs will be required 
to demonstrate that they provide adequate amenity, which may 
necessitate provision of additional facilities at the discretion of 
the local authority such as pedestrian and cycle links, mobility 
hubs, parks and open space and community facilities. 

PDA4 Objective 3: 

As part of any planning application for redevelopment outside 
a PDA, the developer shall demonstrate a rationale for the site 
selection of the proposed development in relation to existing, 
permitted and proposed development. In general, integration 
with adjoining development and/or the urban form of the 
established residential areas or centres will be required to 
prevent piecemeal or premature development. 

Changes of use to existing premises will only be permitted where 
the proposed use is compatible with the land use category 
proposed in the relevant PDA, or to existing adjacent sensitive 
uses such as residential. 

New development outside the PDAs will generally only be 
permitted where it is demonstrated that it would not result 
in piecemeal development, that adequate amenity will be 
provided, and that it would be compliant with the City Edge 
Strategic Urban Regeneration Framework (SURF) and relevant 
Development Plan policies. 

Policy 
PDA3:

Policy 
PDA4:

Change of Use of Existing Premises 
within a PDA 

New Development outside a PDA 

PDA2 Objective 4: 

Extensions to existing premises which result in a densification/
consolidation of uses and facilitate a mixed-use approach to 
the wider landholding within identified PDAs will be favourably 
considered. 
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Extensions to and changes of use of existing premises outside 
Priority Development Areas (PDAs) will generally be considered 
acceptable, subject to compliance with the City Edge SURF, 
appropriate environmental safeguards and compliance with 
Chapter 12 ‘Implementation’ of the CDP. 

PDA5 Objective 1: 

Where extensions are large, or substantially increase the 
floorspace, they will be considered under the criteria for New 
Development outside PDAs (Policy PDA4). 

PDA5 Objective 2: 

Extensions to existing premises which result in a consolidation 
of uses and facilitate a densification of employment uses within 
the wider landholding will be favourably considered.

Extension to and Change of Use of 
Existing Premises outside a PDA

Policy 
PDA5:

2.4.6  LAND ASSEMBLY 
The City Edge SURF will actively promote landowners to 
amalgamate landholdings with the aim of assembling more 
substantial sites within the wider PDA. The aim will be to ensure 
the comprehensive (not piecemeal) delivery of integrated schemes 
that allow for the sustainable, phased and managed development of 
larger areas of land within a Neighbourhood area. 

Proposed developments on such amalgamated landholdings shall 
form one single planning application and shall provide for a phased 
development proposal for the overall lands. Such proposals shall 
clearly set out the agreement of all landowners within the PDA and 
how the overall proposal will facilitate the phased delivery of key 
physical and social infrastructure identified within the wider PDA 
area in tandem with development. Where such proposals come 
forward the Planning Authority will consider an uplift in plot ratio of 
up to 15% across the overall site. 
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To actively promote and facilitate proposals for land assembly 
within the City Edge SURF PDAs. 

PDA6 Objective 1: 

To actively promote and facilitate land assembly where 
proposals comprise of land areas in excess of 30% of a 
neighbourhood within a Priority Development Area. 

PDA6 Objective 2: 

Proposals for land assembly shall include details in regard to 
phasing and clearly set out the phasing timelines for the overall 
lands linking new development with the provision of key social 
and physical infrastructure required as part of the overall Priority 
Development Area. 

PDA6 Objective 3: 

Where proposals involve multiple landowners, a signed legal 
agreement from all landowners shall be submitted as part of any 
planning application clearly setting out the intent of the land-
owners to deliver the overall proposal in accordance with the 
phasing programme forming part of the planning application. 

Land AssemblyPolicy 
PDA6:
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2.5  MOVEMENT 
2.5.1  OVERARCHING STRATEGIC OBJECTIVES 
Building on the Overarching and Strategic Objectives set out earlier 
in sections 2.1 and 2.2 the SURF promotes sustainable movement, 
the 10 minute city principle and compact growth, so that all future 
residents and workers will have access to essential daily services 
within a short walk or cycle and easy access to high-quality public 
transport. Whilst residents will still be able to avail of private 
transport through shared car schemes, in the ultimate build out 
scenario it is proposed that all of City Edge will operate as a near 
car-free environment, except for people with mobility difficulties 
or disabilities, or for other identified mobility needs, such as 
emergency services and deliveries, etc. The movement framework 
set out below reflects these principles.

2.5.2  STREET NETWORK 
A network of multi-modal streets across the study area was set out 
in the Strategic Framework (2022), and these have been further 
refined as part of design work for the Priority Development Areas 
identified in this SURF. The proposed City Edge street network is 
based on DMURS principles and includes arterial and link streets 
(see Fig. 5 below). This street network picks up on new connections 
highlighted in the current Development Plan for SDCC and 
identifies opportunities for further connections to be made. It also 
shows connections to City Edge lands in DCC. Further detail and 
illustrative interpretation of the nature of these routes is provided 
within the guidance for individual PDAs. New streets outside the 
PDAs, such as the connection of Oak Road across Naas Road to 
the south, will require further detailed consideration to ensure 
a workable and attractive connection can be made. There is also 
a desire to change the character of the existing street network, 
particularly the Naas Road, to a boulevard type thoroughfare. 
These combined enhancements will have a profound and positive 
impact on placemaking and on the viability and connectivity of the 
PDAs and will be encouraged to come forward as early as possible 
as development progresses. The ongoing dialogue with the NTA 
and TII will be continued, and individual projects will be identified 
and brought forward in parallel with other improvements that are 
currently ongoing, such as BusConnects.
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Figure 5: City Edge Street Hierarchy.
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2.5.3  ACTIVE TRAVEL - PEDESTRIAN AND 
CYCLE MOVEMENT 
A central aim of City Edge is to deliver a compact liveable city, 
whereby residents can access essential daily needs locally, 
without the use of a car. The delivery of walkable networks helps 
create vibrant and inclusive communities, improves the health 
and wellbeing of residents and contributes to the reduction of 
carbon emissions from transport. A range of measures will be 
implemented to increase the attractiveness of active travel  
and promote the 10-minute city principle in City Edge, as set  
out below. 

•	A permeable pedestrian and cycling network; 

•	A safe pedestrian and cycling environment with high 
quality facilities suitable for use by all; 

•	Easily accessible public transport; 

•	Connectivity between key destinations; 

•	The development of a network of mobility hubs; 

•	Mixed use development that creates opportunities to live 
close to employment and services. 

Whilst some cycle routes already pass through the study area, 
most notably along the Grand Canal, there is much opportunity 
for the network of routes to be greatly expanded. The NTA has 
proposed a series of routes across City Edge, shown on Figure 6, 
and further routes are proposed in this SURF, principally along 
the proposed Tymon to Phoenix Greenway.

To create an active travel network throughout the City Edge area to 
facilitate walking and cy-cling. 

MOV1 Objective 1: 

To progress the delivery of a network of greenways and green 
corridors including the Tymon to Phoenix Greenway. Developers of 
sites in the vicinity of identified greenways and green corridors will 
be required to demonstrate how they intend to contribute towards 
their delivery. 

MOV1 Objective 2: 

To ensure that street design prioritises active travel including links 
to public transport nodes and mobility hubs.

MOV1 Objective 3:

To deliver a safe pedestrian and cycle bridge at the Naas Road/
Long Mile Road/Nangor Road Junction that introduces a landmark 
feature reflecting the gateway function of the location.

MOV1 Objective 4:

To engage with TII and the NTA regarding the future 
transformation of sections of the Naas Road into a boulevard style 
street.

Active TravelPolicy 
MOV1:
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Figure 6: Cycle Route Mapping.
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2.5.4  PUBLIC 
TRANSPORT – 
EXISTING, PLANNED, 
PROPOSED 

For Public Transport to 
reach its full potential within 
City Edge it will need to 
have sufficient capacity to 
meet expected passenger 
demand for services. This 
relies on the right amount of 
public transport investment 
being delivered to support 
regeneration. The transport 
modelling carried out to 
inform this SURF has allowed 
development to be phased  
in relation to delivery of 
public transport projects (see 
Section 4 Implementation). 
An overview of existing, 
planned and proposed public 
transport is provided in 
Figure 7.

Figure 7: Existing, planned and proposed public transport in City Edge.
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The NTA’s Greater Dublin Area Transport Strategy-2022-2042 
contains a number of short, medium and long-term planned 
public transport schemes that will greatly improve movement 
within City Edge, as follows: 

Bus Connects: Tallaght/Clondalkin to City Centre Core Bus 
Corridor 
This proposal will link Tallaght and Clondalkin to the City Centre 
through the City Edge lands. Within the SDCC area, the route 
of the Clondalkin branch goes along the Naas Road and Nangor 
Road, while the Tallaght branch travels along Calmount Road 
and Greenhills Road. This scheme was granted by An Coimisiún 
Pleanála under the Roads Act. 

Naas Road Luas Stop 
Following consideration of location options, a new Red Line Luas 
stop is planned close to the junction of the Naas Road and Club 
Road. The GDA Strategy refers to this being ‘provided as part of 
the early phases of the City Edge development’. At the time of 
writing, this scheme was at early design stage, with the NTA and 
TII engaging with SDCC regarding potential approaches to design. 
The impact of the HSA Seveso risk contours will also be taken into 
account regarding the location of the Naas Road Luas stop. 

Dart + South-West: 
An Coimisiún Pleanála has approved a Railway Order for the Dart+ 
South West scheme along the Kildare line between Heuston and 
Hazelhatch Stations. The line runs along the northern boundary of 
City Edge (DCC area) and will be upgraded to a Dart style service 
with a faster and more regular commuter service, and more 
frequent stops. 

 

New Station at Kylemore 
It is an objective of the GDA Transport Strategy to provide a 
new station at Kylemore, in conjunction with the Dart+ South-
West project. This will serve the proposed Kylemore Road centre 
within the DCC area and will also form the focus of a major public 
transport interchange.

Luas: Tallaght – Kimmage – City Centre 
The GDA Transport Strategy contains an objective to undertake 
detailed appraisal, planning and design work for new/reconfigured 
Luas lines with a view to delivery post-2042. This includes the 
reconfiguration of the Red Line to provide a service between 
Tallaght and the City Centre via Kimmage, which is likely to serve 
the southern part of City Edge. Transport modelling carried out to 
inform this SURF indicated that Luas via Kimmage will be required 
to support the build out of the City Edge PDAs, in particular 
Greenhills PDA. 

Luas: Lucan to City Centre 
The Lucan to City Centre Luas is envisaged as a medium-term 
project. The alignment and the locations to be served between 
Lucan and the City Centre have yet to be determined and will be 
subject to further assessment and analyses. A potential route could 
serve the northern part of City Edge.

Other Public Transport Proposals 
As development progresses and as residential and employment 
populations increase over time, it is envisaged that other transport 
projects will be required to support continued regeneration. The 
City Edge Strategic Framework (2022) proposed two orbital public 
transport routes that are not contained within the GDA Transport 
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Strategy. An inner orbital high-capacity public transport route 
(mainly DCC area) is proposed linking Walkinstown and Kylemore 
within City Edge, with areas beyond. This is envisaged as being 
initially a high frequency high capacity BusConnects route and 
ultimately a light rail project. In the transport modelling carried 
out to inform this SURF, this orbital public transport route was 
found to be required to support the full build out of the PDAs. 
An outer orbital public transport route linking Calmount and 
Cherry Orchard within City Edge, with areas beyond was also 
proposed in the Strategic Framework and this is envisaged as a 
Bus Connects project.

2.5.5  TRANSPORT MODELLING 
As part of the background work for the development of the PDAs, 
Systra were commissioned to undertake transport modelling.  
The main objective of this was to: 

•	Assess the impact of City Edge PDAs on the major roads in 
terms of both contributing flows and network performance 
using the NTA’s ERM. 

•	Examine public transport line flows and capacity for Luas 
and BusConnects routes. 

•	Identify future pressure points on the network and inform 
the need for further investment in transport infrastructure 
or land use considerations that may need to be brought 
forward to support the sustainable development of City 
Edge and preserve the capacity of key infrastructure. 

A number of scenarios were tested through the modelling, 
to determine the impact that different public transport 
interventions would have. These are as follows: 

Scenario 1: Baseline 
Baseline to establish the current conditions 

Scenario 2: Committed transport schemes only  
Established a 2042 scenario with the full development of 
the PDAs and committed transport interventions only (as 
per GDA Transport Strategy). 

Scenario 3: Reference case  
As per scenario 2 and all transport interventions as part of 
the GDA Transport Strategy. 

Scenario 4: Demand management  
It was determined that this scenario was unlikely to occur, 
so it was not modelled. 

Scenario 5: Public transport enhancements 1 (Orbital 
Luas)  
As scenario 2 plus Orbital Luas 

Scenario 6: Public transport enhancements 2 (Kimmage 
Luas)  
As scenario 2 plus Kimmage Luas 

Scenario 7: Land use optioneering 1 (50% build out of 
PDAs)  
Established a 2042 scenario with an alternative land use 
quantum / mix and assumed 50% build out of PDAs. 
Based on scenario 2. 
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Scenario 8: Land use optioneering 1 (75% build out of 
PDAs)  
Established a 2042 scenario with an alternative land 
use quantum / mix and assumed 75% build out of PDAs. 
Based on scenario 2. 

Scenario 9: Emerging preferred scenario refinement  
Full build-out of the PDAs and build on Scenario 2 
containing committed transport schemes (BusConnects 
& DART+ West) as per scenario 2 plus an increased 
frequency of the orbital public transport (Bus Service S4 
with 5min frequency) 

The full report on the transport modelling can be found in the 
background report prepared by Systra.

To continue to work with the NTA and TII to facilitate the delivery of 
public transport projects with the goal of providing sufficient capacity 
in a phased manner to support development of the City Edge Priority 
Development Areas. 

 MOV2 Objective 1: 

To progress the delivery of inner and outer orbital public transport 
routes within the City Edge area by: 

•	 �Supporting the inclusion of these routes as projects in any future 
revision of the Transport Strategy for the Greater  
Dublin Area 2022-2042

•	 Considering alignment options 
•	 Exploring street design requirements 
•	 �Investigating the potential for upgrading to light rail in the future 
•	 �Exploring the potential for a new Naas Road crossing to facilitate 

the outer orbital route. 

MOV2 Objective 2: 

To engage with the NTA and TII regarding implementation of 
BusConnects schemes within the City Edge area including 
agreement on public realm design including provision for 
pedestrians and cyclists, greening and SuDS, and design of the cycle 
bridge at the Naas Road/Long Mile Road/Nangor Road Junction. 

Public TransportPolicy 
MOV2:
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MOV2 Objective 3: 

To progress the delivery of the Dart + South West proposals, 
including a new Station at Kylemore to serve City Edge and 
surrounding areas. 

MOV2 Objective 4: 

To progress the delivery of a new Red Line Luas stop on the 
Naas Road between the existing Red Cow and Kylemore stops. 

MOV2 Objective 5: 

To progress the development of a new Luas line from Tallaght 
to the City Centre via Kimmage, as provided for (post 2042 
project) in the Greater Dublin Area Transport Strategy 2022-
2042. 

MOV2 Objective 6: 

To progress the development of a new Luas line from Lucan 
to the City Centre, as provided for in the Greater Dublin Area 
Transport Strategy 2022-2042. 

MOV2 Objective 7: 

To progress the development of public transport interchanges 
to serve the City Edge area when high frequency public 
transport becomes operational. 

2.5.6  PUBLIC TRANSPORT INTERCHANGES  
AND MOBILITY HUBS 
The GDA Transport Strategy states ‘As high-capacity bus routes, 
heavy rail plus light rail increase their coverage across the urban 
area of Dublin and the region’s settlements, the full benefit of this 
investment, (the “network effect”) can only be fully capitalised on 
by the development of high-quality interchange facilities or Mobility 
Hubs’.

A public transport interchange occurs when there is more than one 
mode of transport available at a given location. The addition or co-
location of other services and facilities at these interchanges gives 
rise to what is known as ‘mobility hubs’. 

A mobility hub is ‘a recognisable place with an offer of different 
and connected transport modes supplemented with enhanced 
facilities and information features to both attract and benefit 
the traveller’(CoMo.org.uk). Mobility hubs integrate shared, active 
and public transport modes in one location, enabling the seamless 
integration of transit modes, systems and routes, providing 
attractive options for continuous journeys whilst also offering an 
opportunity to improve the public realm.

The NTA’s Greater Dublin Area Transport Strategy 2022-2042  
sets out measures in relation to Public Transport Interchanges  
and Mobility Hubs; these are summarised below: 

•	Measure INT4 – Park & Ride: To secure the development of 
a network of regional level bus and rail-based Park and Ride 
facilities at appropriate locations. 
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•	Measure INT5 – Major Interchanges and Mobility Hubs: To 
deliver high quality major interchange facilities or Mobility 
Hubs at appropriate locations. 

•	Measure INT6 – Interchange: To ensure that passengers 
wishing to change between services on the transport 
network are provided with a safe, convenient and seamless 
interchange experience. 

•	Measure TM13 – Car Free Residential Developments: To 
support local authorities in assessing the potential for, and 
delivery of car-free residential developments in locations 
close to Dublin City Centre and at major rail-based 
interchanges / Mobility Hubs. 

•	Measure TM17 – Car-Free Commercial Development at 
Major Interchanges: Proposals for major employment 
development close to major interchanges where high-
quality bus or rail services meet, which seek to provide car 
parking, should provide evidence as to why their proposed 
development cannot operate without car parking. 

There are a number of opportunities to provide public transport 
interchanges within City Edge in order to provide integration 
between the different modes including Dart, Bus Connects and 
Luas. 

Mobility hubs are principally proposed at public transport 
interchanges and will come forward over time, responding to and 
supporting growth as the City Edge area develops. Each mobility 
hub will be designed based on the requirements of the area 

and will be spatially organised to facilitate access to and from 
different modes of transport such as bus and/or train services,  
car clubs, shared bikes and scooters. Facilities such as EV and 
bike charging points, covered waiting areas providing seating,  
Wi-Fi, phone charging, lockers and refreshment retailers may also 
be incorporated within a hub. They range in scale, from Hub Type 
1 at the major transport interchange points, to Hub Type 4, where 
connectivity is provided outside the public transport network. 
Three of these hub types are shown in Figure 8. Hub Type 4 is 
not indicated, as the intention is to provide these away from the 
public transport network, within new developments, which may 
ultimately be in locations outside PDAs. A breakdown of the 
nature of each Hub type is given in Table 3. 

The different mobility hub types are as follows: 

•	Hub Type 1 - Primary Mobility Hub: To support travel 
to and from an area connecting to the rail stations and 
main centres. These would be at major public transport 
interchanges with bus, tram, rail and light rail present. 

•	Hub Types 2 and 3 - Secondary Mobility Hub: To 
accommodate internal travel within the area connecting 
to primary schools and parks. These would be at public 
transport interchanges or public transport stops. 

•	Hub Type 4 - Local Mobility Hub: To serve local residents 
within their neighbourhoods. These should be provided on 
site, in tandem with new development.
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Mobility Hub Type  Mobility Components: 
Public transport 

Mobility Components: 
Shared Mobility 

Mobility-Related 
Components 

Non-Mobility and Public 
Realm Improvement 

Hub Type 1: Primary 
Mobility Hub

•	Major Public
•	Transport 
•	Interchange

•	Bus 
•	Tram 
•	Rail 
•	Light rail 

•	Car club bays 
•	Bike share (including 

electric) 
•	E-scooters share

•	Cycle parking (short 
stay and secure) 

•	Electric charging for 
bikes 

•	Digital pillar 
•	Bike repair 
•	Wi-Fi

•	Kiosks 
•	High-quality public space 

with seating, greenery, 
clear wayfinding 

•	Lockers 
•	Toilets

Hub Type 2: Secondary 
Mobility Hub 

•	Public Transport 
•	Interchange 

•	Bus 
•	Light rail

•	Bike share (including 
elec-tric)

•	E-scooters share

•	Secure cycle parking 
•	Digital pillar 
•	Wi-Fi

•	Kiosks 
•	- Greenery 
•	- Seating 

Hub Type 3: Secondary 
Mobility Hub 

•	Public Transport 
•	Stop

•	Bus 
•	Light rail

•	Bike share (including 
electric) 

•	E-scooters share

•	Secure cycle parking 
•	Digital pillar 
•	Wi-Fi

•	Greenery 
•	Seating

Hub Type 4*: Local 
Mobility Hub 

•	Local Services*

•	Demand responsive 
minibuses 

•	Ride hailing, (shared) 
taxis

•	Car club bays 
•	Bike share (including 

elec-tric) 
•	E-scooters share 
•	E-cargo bikes share

•	Electric charging for 
bikes 

•	Cycle parking 
•	Bike repair 
•	Wi-Fi

•	Parklets 
•	Community facilities 

(cafes, garden, play area…) 
•	Community art 
•	Greenery 
•	Lockers 
•	Seating

 *�Hub type 4 is an important component in delivering transport support for near term development, as hub types 1, 2 and 3 come forward 
over a potentially longer term. These can be delivered as part of proposed development.

Table 3: Mobility Hub Components and Realm Improvements.
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Support the development of primary and secondary 
mobility hubs at key public transport loca-tions, and local 
mobility hubs in tandem with new developments. 

MOV3 Objective 1: 

To ensure all development promotes sustainable mobility 
and provides an appropriate level of access to public 
transport, bike sharing schemes and car sharing. 

MOV3 Objective 2: 

To provide primary mobility hubs on a phased basis, in 
accordance with public transport provision as set out 
in Table 3, and secondary / local hubs in tandem with 
delivery of housing.

Mobility HubsPolicy 
MOV3:

Implementation of Mobility Hubs 

•	�Primary Mobility Hub (Type 1 - major public transport interchange) 
and Secondary Mobility Hub (Type 2 - public transport 
interchange) should be approximately 1500m2 to 2000m2 in size. 

•	�Secondary Mobility Hub (Type 3 - public transport stop) should be 
approximately 800m2 –1100 m2 in size. 

•	�Local Mobility Hub (Type 4) should be approximately 500m2 
–800m2 in size. 

•	�Local Mobility hubs shall be provided in tandem with new 
development, where the proposal is more than 400m from 
an existing higher-level hub, and the scale of the hub shall be 
proportionate to the scale of the development. E.g. a smaller 
development may provide a car club space and bike maintenance 
facilities, whereas a larger develop-ment may provide demand 
responsive minibuses, ride hailing, (shared) taxis, car club bays, 
E-cargo bike share, bike share (including electric), E-scooter share, 
electric charging for cars and bikes, cycle parking, bike repair, Wi-
Fi. The scale of the public realm facilities provided shall also relate 
to the scale of the development. 

•	�Where there is an existing larger local mobility hub in close 
proximity to a development, there may be scope to reduce the 
scale of provision on site. 

•	�The Department of Transport guidance National_Policy_
Statement_on_Shared_Mobility_and_the_Provision_of_
Hubs_2025.pdf shall be complied with in the design and 
consideration of mobility hubs. 

•	�The NTA will be consulted by the planning authority on the design 
of any proposed mobility hubs. 
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Figure 8: Indicative Mobility Hub Locations.
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2.5.7  PARKING

2.5.7.1  Cycle Parking 
Cycling provides a flexible, efficient and attractive transport 
option for urban living. The availability of convenient, easily 
accessible and secure cycle parking at the beginning and end 
of an individual’s journey is one of the most significant factors 
to influence an uptake in cycling. Within the City Edge area, 
higher levels of cycle parking will be encouraged to facilitate 
the transition to more sustainable forms of transport. A 
range of cycle parking opportunities will be offered that 
cater for the wide variety of trips and the full spectrum of 
cycles. This will include long-stay provision at residential 
and workplace lands, in line with appropriate minimum cycle 
parking standards, as well as short-stay provision for other 
uses. Consideration will be given to the provision of strategic 
high-quality cycle parks, particularly in proximity to key 
destinations and public transport interchanges.

To provide cycle parking in accordance with the County Development 
Plan and the Planning Design Standards for Apartments, Guidelines 
for Planning Authorities, 2025 (or any superseding document).

MOV4 Objective 1: 

To require the provision of resident, employee and visitor cycle 
parking on site, unless the developer / applicant can demonstrate 
that cycle parking can be provided for in whole or in part in a shared 
parking building.

Implementation of Cycle Parking 

•	Cycle Parking will be provided in line with the CDP standard, 
with reference to the Planning Design Standards for Apartments, 
Guidelines for Planning Authorities, 2025 (or any superseding 
document). 

•	Where there is existing capacity in a nearby shared parking 
building, a lower level may be provided on site, if it can be 
demonstrated that the required standard is still met. 

•	Parking facilities will include provision for personal mobility 
devices such as e-scooters.

2.5.7.2  Car Parking 
An alternative parking model is proposed for City Edge which facilitates 
the parking needs of residents (and other users) in collective multi-use 

Cycle ParkingPolicy 
MOV4:
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parking buildings rather than individual parking areas situated 
under each apartment development. These buildings are referred 
to as ‘shared parking buildings’. They will be designed with 
future re-purposing in mind, when enhanced public transport is 
delivered, reducing the need for private transport. 

Car sharing will be prioritised over private car ownership in order 
to reduce the number of parking spaces needed over time as 
development progresses. In the near term, it will be expected 
that developments will meet parking requirements, (based on 
City Edge PDA maximum parking standards, set out below). 
In the future, parking ratio will be reduced, as public transport 
comes on stream, resulting in a net reduction overall in the 
ratio of spaces per dwelling and per non-residential floorspace 
quantum over time. The nature of parking provision is encouraged 
to be diverse, covering a range of different needs from short stay 
to long stay, and built to on-street. 

Development Plan policy SM7: Car Parking and EV Charging  
seeks to 

‘Implement a balanced approach to the provision of 
car parking with the aim of using parking as a demand 
management measure to promote a transition towards 
more sustainable forms of transportation, while meeting 
the needs of businesses and communities’.

EV charging requirements will be as set out in the  
Development Plan. 

There are a number of approaches to delivering different parking 
solutions, with a particular consideration of the potential for 
repurposing in the future. 

Parking Typologies (catering for cars and cycles):

On Site Parking 

•	 In the short term, prior to the development of new public 
transport, it may be necessary to provide ground level 
car parks. These car parks should be temporary, with 
redevelopment when the appropriate services are in place. 
Applicants will be required to indicate how the parking area 
will be integrated into the proposed development in the 
future and any permission for use will be on a temporary 
basis. 

•	 Incorporated into plot design to minimise impact on buildings 
and public realm. 

•	 Ensure easy and legible access for bikes from the street. 
•	 Set back from street frontages and wrapped with residential 

or active frontage on the ground floor. 
•	 For use in the near term before collective car and cycle 

storage (shared parking buildings) are developed. 
•	 Podium parking or ground level parking can fill all of a 

courtyard, with communal space above, or alternatively only 
fill part of the courtyard. These can support a variety of uses 
simultaneously, leaving the possibility for mixed-use urban 
blocks. 

•	 Podium, ground level or basement parking should be 
designed to be adaptable for future re-use when the level of 
parking required reduces. 

•	 Vehicle entrances to the parking area should be small to 
minimise impact on the facade, and should be located to 
minimise routing from main routes. 
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On Street Parking 

•	 This refers to parking integrated into the public realm within 
a street. This space can accommodate car parking and/or 
cycle parking, as well as other street furniture and planting, 
without compromising or dominating. 

•	 On-street cycle parking provides easy access to shops and 
services, helping to add footfall and vitality. Short stay 
visitor parking for residential uses (car and cycle) can also 
be provided on street. Such provision at regular intervals, 
helps to keep the street scene tidy and clear, avoiding ad 
hoc parking, and cyclists can depend upon easy-to-use bike 
parking particularly in centres. 

•	 Car parking provision can be in short runs of spaces, e.g. 3 
in a row, interspersed with trees/SuDS features and street 
furniture, so that they do not dominate the street scene. 
Regular parking provision can help to spread the impact 
of parking, though on-street parking should be considered 
supplementary to other, higher capacity provision such as 
collective car storage (in shared parking buildings), to avoid 
turning the street scene into a car park, and instead focusing 
on supporting easy access for those who need it most such as 
for accessible car parking spaces. 

•	 Car parking spaces can be repurposed as SuDS, wider 
footpaths, parklets or seating areas, as car storage is built 
and parking can be relocated or removed. 

Shared Parking Buildings 

•	 This is the preferred approach to delivering larger amounts 
of parking, and provision can be across use types such as 
residential and/or employment, supporting both shared car 
usage and private vehicle storage, as well as bicycle parking. 

•	 Dedicated parking structures that can be positioned at 
strategic points to minimise traffic impact. 

•	 Designed to allow for future adaptation for other uses or re-
use elsewhere. 

•	 Potential for active uses on the ground floor facing public 
realm. 

•	 Potential for active uses on the roof, such as play areas. 
•	 Potential for innovative architectural design and finishes. 
•	 These structures should be oriented to help provide block 

definition and structure through their form, creating positive 
definition to street edges, bolstered further by ground floor 
active uses if appropriate. Their layout may form part of a 
larger urban block, co-located with other buildings comprising 
a variety of other uses.

In the transitional period it is acknowledged that the full realisation 
of the City Edge vision will take a number of years to achieve as 
land use and infrastructure will be delivered on a phased basis. In 
this transition period, there will still be a level of demand for private 
transport as key services may not be available, however parking 
provision should still follow adopted parking rates, which are set out 
as a maximum. The car parking standard is as per Tables 4 and 5.
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To implement a balanced approach to the provision of car parking 
with the aim of using parking as a demand management measure 
to promote a transition over time towards more sustainable forms 
of transportation, while contributing to placemaking and meeting 
the needs of communities and businesses. 

MOV5 Objective 1: 

To facilitate the provision of car parking on-site and on-street 
for early phases of development in each PDA, in accordance with 
Tables 4 and 5. Where necessary in the short term, temporary 
surface car parking may be provided in the context of larger 
development sites until such time as the area is serviced by 
public transport, as identified in the SURF phasing strategy. 
Such proposals must clear-ly identify how the area identified for 
temporary parking can be developed in the future as part of an 
integrated design for the overall site. 

MOV5 Objective 2: 

To promote the provision of shared parking buildings to provide 
collective car and cycle parking at suitable locations, on a 
phased basis, so that over time, this becomes the predominant 
form of parking provision. 

Car ParkingPolicy 
MOV5:

MOV5 Objective 3: 

Shared parking buildings shall be provided within Priority 
Development Areas at locations that are capable of servicing 
multiple developments. The applicant / developer should 
provide justification for the size and location of the facility. 

MOV5 Objective 4: 

Where a dedicated shared parking building is provided on site 
by a developer / applicant, up to 15% bonus plot ratio may be 
applied at the discretion of the planning authority. 

MOV5 Objective 5: 

In conjunction with shared parking buildings, on-street car 
parking shall be provided to cater for mobility, set down and 
delivery. Car parking spaces shall not be assigned to individuals, 
but may be assigned to uses. Mobility parking will be provided 
as per rates set out in the Development Plan. 

MOV5 Objective 6: 

To ensure that all parking provision types promote a quality 
public realm and accord with DMURS. 

MOV5 Objective 7: 

To require EV charging to be provided in accordance with 
approaches set out in the Development Plan under Policy SM7 
‘Car Parking and EV Charging’, Policy E4 ‘Electric Vehicles’ and 
Section 12.7.5 of the ‘Implementation Section’.
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2.5.7.3  Implementation of Car Parking 

Criteria for Appropriate Quantum of Car Parking 

The following factors will be taken into consideration when 
assessing appropriate levels of car parking for developments: 

•	 Access and proximity to Public Transport (at the time of 
the application): Set the lowest levels of parking for the 
areas with the highest level of public transport connectivity, 
offering more flexibility for less accessible areas. 

•	 Access and proximity to Key Services: Take into account 
access to essential daily services by walking and cycling. 

•	 Access and proximity to shared mobility hubs and shared 
parking buildings. 

•	 Future Opportunities: Acknowledge the planned delivery of 
future transport services to design in sustainable travel from 
the outset. 

•	 Complementary uses: Potential for shared parking with other 
uses within a development. 

•	 The incorporation of shared car use. 
•	 As development progresses, lower parking rates will 

generally be expected as public transport comes on stream 
(as per the phasing strategy). 

•	 Where relevant phased public transport infrastructure 
is not in place, due to unforeseen circumstances, it may 
be appropriate to provide higher levels of parking on a 
temporary basis (still within maximum rates). 

•	 Developments coming forward will require a PTALS (Public 
Transport Accessibility Levels) assessment, Mobility 
Management Plan and shared use proposals (car clubs, etc.).

Residential Parking 
In accordance with SPPR 3(i) of the Sustainable Residential 
Development and Compact Settlement Guidelines for Planning 
Authorities, ‘In city centres and urban neighbourhoods of the 
five cities, defined in Chapter 3 (Table 3.1 and Table 3.2) car-
parking provision should be minimised, substantially reduced or 
wholly eliminated. The maximum rate of car parking provision for 
residential development at these locations, where such provision is 
justified to the satisfaction of the planning authority, shall be 1 no. 
space per dwelling’.

In accordance with Section 12.7.4 of the CDP the maximum 
parking standards may be varied in particular areas by the Planning 
Authority through planning mechanisms. 

In accordance with this requirement, car parking for residential 
development will be provided in accordance with the following 
maximum parking rates: 

Table 4: Maximum Parking rates for Residential Developments 
(PDAs only).

Dwelling Type Parking Rate

1 bed apartments: 0.75 spaces per dwelling 

All other types of 
residential development:

1 space per dwelling 
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Non-Residential Parking 
In the ultimate development scenario, it is proposed that zero 
workplace parking be provided for new employment centres, with 
the exception for persons with identified mobility needs. In the 
interim period, employees will be able to avail of the planned 
shared parking buildings which will enable employees to rent 
parking spaces on a short-term basis, with rates set at a level which 
encourages travel by public transport or active modes. The following 
maximum parking rates will apply to non-residential uses:

Table 5: Maximum Parking Rates for Non-Residential  
Developments (PDAs only). 

Category Land use Proposed Parking Rate 

Accommodation 

Hotel1 1 per 3 rooms 

Mobile home park2 1 per unit 

Nursing home 
retirement home 1 per 8 residents 

Student 
accommodation 1 per 20 bed spaces 

Civic, 
Community and 
religious uses 

Bank

1 per 275 sq m Gross 
Floor Area (GFA)

Community Centre

Library 

Public Institution

Place of Worship 1 per 25 seats 

Funeral Home 1 per 20 sq m GFA 

Category Land use Proposed Parking Rate 

Education

College of Higher 
Education

1 per 2 staff plus  
1 per 30 students 

Crèche 0.5 per classroom

School3 0.5 per classroom

Medical
Clinics and Group 
Practices 1.5 per consulting room 

Hospital 1 per 150 sq m GFA 

Retail and Retail 
Service

Café
1 per 150 sq m GFA 

Restaurant

Bar 1 per 300 sq m 

Club4 1 per 40 sq m 

Retail Convenience 
(exceed-ing 
1,000sq.m) 

1 per 100 sq m 

Retail Comparison 
and Retail 
convenience up to 
1,000sq.m 

1 per 275 sq m 

Retail Warehousing 1 per 200 sq m 

Vehicle Service 
Station 1 per 250 sq m GFA 

Enterprise and 
Employment

Offices5

1 per 200 sq m GFA 
Urban Workspace
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Category Land use Proposed Parking Rate 

Enterprise and 
Employment

Manufacturing
1 per 450 sq m GFA 

Urban Industry

Warehousing 1 per 450 sq m GFA 

Sports and 
Recreation6 

Bowling Alley 1 per lane 

Archery Ranges
1 per 3m of base line

Driving Ranges

Clubhouse
1 per 40 sq m GFA

Gymnasium7

Courts
7.5 per pitch or court 

Pitches

Golf or Pitch and 
Putt Courses8 2 spaces per hole

Venue

Auditoriums

1 per 25 seats 
Cinema

Conference Centre

Theatre

Stadium
1 per 25 seats  
plus 1 coach space per 
500 spectators

Other Marina (Canal) 
1 space per berth 
(excluding visitor 
berths) 

1 �Includes Motel, Motor Inn, Guest House, Bed and Breakfast. Does not 
include any Bars or Function rooms therein. 

2 �Includes Caravan Park, Holiday Park, Residential Mobile Home Park. 
3 Includes Montessori, Primary School, Post Primary School. 
4 �Includes Dance Halls, Discotheques, Function room, Lounge, Private 

Dance Clubs and Night Club. Includes such uses when part of a hotel. 
5 �Includes Office Based Industry, Science and Technology Based 

Enterprise, Business Park. 
6 �Council will also seek to provide car parking and / or lay-by for 

cyclists, hillwalkers and mountain climbers at access points to 
walking/cycling trails in scenic areas. 

7 Includes Recreation Centres. 
8 �Bus parking should be provided as a minimum rate of one space per 

course. Where additional bus spaces are provided the maximum 
number of car spaces per course should be subsequently reduced 
(amount to be determined). 

Note: Table 5 includes provisions for the loading and unloading of 
goods and disabled parking and parking for electric vehicles as required 
by Part M of the Building Regulations, 2010 (as amended), DMURS 
2019 (or as amended) and Energy Performance of Buildings Regulations 
2021 (or as amended) Technical Guidance (Energy Performance of 
Buildings Directive Articles 8(3), 14(4) and 15(4) – Electric Vehicle 
Recharging Points and Building Automation and Control). 

For any commercial use not specified within Table 5 the default parking 
rate will be calculated based on those of a comparable use and / or 
determined as part of a Transport and Traffic Assessment.
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Shared Parking Buildings - Implementation 

•	 Shared parking buildings should be distributed throughout neighbourhoods and not focussed on one 
area. 

•	 If a site is over 3 hectares or 500 units or more, parking must be provided in a shared parking building, 
regardless of phasing. Where developments are marginally less than these standards, justification 
should be provided for not providing the facility. 

•	 It is expected that shared parking buildings will generally provide between 100-500 car parking 
spaces, but justification should be provided in any application for the size of facility proposed and the 
range of ancillary services provided. Evidence of engagement with land owners in close proximity to 
the site may assist in justifying the level of parking provided. 

•	 Shared parking buildings may be single storey or multi-level and may be integrated into other 
buildings. They should be designed to provide indoor, off-street parking for residents’ cars and 
other vehicles, such as trades / commercial. Buildings should be designed to be flexible and shall be 
adaptable for other uses, such as community use in the future. 

•	 Other uses should be integrated with shared parking buildings, such as bike repair shop, car clubs, 
ancillary storage, e-commerce collection points (e.g. delivery lockers), community uses and / or 
shared cycle hire etc. 

•	 Shared parking buildings should be designed to a high standard, creating public spaces that are 
distinctive, safe, universally accessible and that facilitate social and cultural diversity and interaction. 

•	 All shared parking buildings should provide active pedestrian frontages and all routes between 
residential development and shared parking buildings should be safe and secure, ideally through 
natural surveillance. 

•	 In general, all car parking spaces shall be unassigned. 
•	 Shared parking buildings should provide an element of visitor cycle parking. 
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2.6  INTENSITY OF DEVELOPMENT 
2.6.1  BUILDING HEIGHT 
The City Edge building height concept takes account of the 
following: 

•	National level guidance contained in ‘Urban Development 
and Building Height Guidelines for Planning Authorities’ 
(2018)); 

•	Local level guidance contained in section 5.2.7 of the 
Development Plan, which sets out policies and objectives 
relating to building heights, density and quality design; 

•	Local level guidance contained in Development Plan 
Appendix 10, ‘Building Height and Density Guide’. 

National guidance requires increased building height and density 
to be supported in urban centres and locations with good public 
transport accessibility. This has been the focus of the overall 
approach to planning for regeneration within City Edge including 
the identification of Priority Development Areas (PDAs) and the 
approach to building height. This approach complies with SPPR1 of 
national guidelines by identifying ‘areas where increased building 
height will be actively pursued’. The approach to building height 
went through an urban design led master-planning process to 
set appropriate height ranges for the area, in accordance with the 
recommendations of Section 2.11 of the national guidelines in 
relation to areas which will undergo comprehensive redevelopment. 

At local level within the County, the SDCC Building Height 
and Density Guide provides a tool kit for an analysis of existing 
context, and demonstration that a proposed height increase is 
contextually appropriate. However, as City Edge predominantly 
comprises low rise industrial style development, and as the area 
will go through wholesale transformation over time, reference to 
existing development context is not an adequate tool for assessing 
proposed building heights in this area. Taking account of this, the 
SDCC Building Height and Density Guide acknowledges that certain 
sites are large enough to ‘define their own setting’ and that ‘often, 
such sites will have the ability to present frontages in line with 
prevailing heights of the existing context and layer non-thematic 
heights within the depth of the site’. For these purposes, the City 
Edge PDAs are considered ‘sites....large enough to define their own 
setting’. The approach to building height within City Edge applies 
this approach, whereby sites in proximity to existing buildings 
likely to be retained such as residential development outside of 
but directly adjacent to PDAs, will respect such development in 
terms of contextual height, while new buildings in areas where 
redevelopment will take place on a larger scale, will create their 
own height context.

The overall approach to density and height within City Edge follows 
a compact urban form, optimising proximity to amenities and public 
transport and thereby facilitating active travel. Prevailing mid-rise 
heights across the wider City Edge area of between 3 and 8 storeys 
are indicated, with lower heights and densities adjacent to sensitive 
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areas such as existing low-rise residential development, and taller 
buildings and higher densities close to public transport nodes 
and planned local and major centres. Height ranges are also set 
out across each PDA, allowing the possibility of locally higher 
buildings, as illustrated in the map at Fig. XX. Locally higher 
buildings can be used to introduce townscape definition, whilst 
taking account of sensitive areas such as natural or built heritage 
sites and existing residential development. Height should also 
be considered in the context of the plot ratios set out for each 
neighbourhood. Indicative heights are calculated from ground 
finished floor level. 

In the Greenhills PDA, taller elements of up to 35m are 
concentrated along the major route, Calmount Road and the 
proposed Calmount local centre location. It is envisaged that 
heights will feather down to approximately 2-4 storeys at the 
edges to create a transition to the existing low-rise residential 
context to the south and east. Some taller elements may also 
be appropriate to define the Walkinstown local centre extension 
along Greenhills Road as a gateway to the PDA, while respecting 
the existing low-rise Walkinstown local centre. In Red Cow and 
Cherry Orchard PDA, higher buildings will be appropriate along 
the Naas Road, and close to the proposed Luas stop and local 
centre in the southern part of the PDA, while heights will reduce 
towards the Grand Canal, the associated pNHA and along the 
River Camac. The Long Mile PDA also indicates higher buildings 
fronting the Naas Road, stepping down towards the green 
infrastructure which will form part of the River Camac linear park 
and towards Walkinstown Park. 

2.6.2  PLOT RATIO 
The Sustainable Residential Development and Compact 
Settlements Guidelines for Planning Authorities defines plot ratio 
as follows: ‘Expresses the proportionate relationship between the 
area of a site and the total gross floor area of a building(s). It is a 
measure of the intensity of land use and is calculated by dividing 
the gross floor area of a building(s) (sum of floorspace within the 
external walls of the building) by the site area.’ 

The Guidelines state that dwellings per hectare (dph) ‘will 
continue to be the primary measure for residential density’ but 
that in the case of mixed-use, commercial and employment 
areas, ‘plot ratio and site coverage standards may also need 
to be considered in order to manage the scale and massing of 
development’. 

At the neighbourhood level for each PDA in Chapter 3, a 
plot ratio figure for each neighbourhood is set out, which 
can be in the range of plus or minus 15%. Any additional 
divergences outside this range will be considered on a case-
by-case basis as part of a planning application, subject to 
the criteria set out at Plot Ratio Implementation below. 

In all cases, plot ratio is considered across the neighbourhood, 
and fluctuations within the neighbourhood may be appropriate 
if they accord with the building height concept. Plot ratios were 
calculated in accordance with the methodology in the Guidelines.
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Figure 9: Indicative building height approach across City Edge.
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Manage building height and plot ratio within City Edge in accordance with Development Plan 
Appendix 10, Building Height and Density Guide and the City Edge building height approach, 
which recommend increased heights and intensity in urban centres and areas with good public 
transport access. 

IOD1 Objective 1: 

To use building height and plot ratio as a mechanism to achieve appropriate intensities 
and good urban form and townscape within City Edge including innovative design, variety, 
legibility and wayfinding, while respecting sensitive locations such as existing residential 
development and areas with natural or built heritage. 

IOD1 Objective 2: 

It is at the discretion of the Planning Authority to favourably consider proposed developments 
within PDAs which are under plot ratio thresholds, or which fall short of other design parame-
ters, where an appropriate mix of housing and employment typologies is being provided, in 
par-ticular medium to high density own door housing. 

IOD1 Objective 3: 

To reflect the importance of placemaking, in certain circumstances and locations, such as at 
key public transport stops and key public spaces, flexibility in relation to the plot ratio range 
and the potential for higher buildings may be given. This flexibility would only apply where 
exceptional design is demonstrated which creates a feature of architectural interest; or where 
a significant contribution is made to the public realm or community park provision at these 
locations including provision of mixed uses at ground floor level (criteria are set out below).

Plot Ratio and Building HeightPolicy 
IOD1:

Plot Ratio Implementation 

A plot ratio figure for each 
neighbourhood within a PDA 
is set out, which can be in the 
range of plus or minus 15%. 

Any additional divergences 
beyond the +/- 15% will be 
considered on a case-by-case 
basis at the discretion of the 
planning authority, and may 
include some of the following 
criteria: 

•	 Floorspace mix proposed 
•	 Extent of community park 

provision 
•	 Accommodation of strategic 

infrastructure (utilities, sub-
stations, etc.) 

•	 Public realm provision and 
street upgrades 

•	 Exceptional design and 
creation of a feature of 
architectural interest 

•	 Provision of a shared 
parking building on site by a 
developer / applicant - (see 
Policy MOV5 in Movement 
Section). 
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2.7  MIXED USE DEVELOPMENT
One of the key aspects of City Edge will be its future character as 
a mixed-use urban quarter. A mix of uses is a critical component in 
achieving the 10-minute city, whereby the daily needs of residential 
communities are within a 10-minute walk or cycle, allowing easy 
access to employment opportunities, local services and amenities. 
Mixed uses are also an important factor in placemaking, facilitating 
active street frontages at ground floor level and introducing day and 
nighttime activity. 

The current SDCC Development Plan land use zoning remains 
the overarching determinant of land use within City Edge and 
the City Edge land use strategy fully accords with Development 
Plan zoning. Most of the City Edge lands within the SDCC area 
are in the Development Plan ‘Regeneration’ (REGEN) zone, with 
the objective to ‘To facilitate enterprise and / or residential led 
regeneration subject to a development framework or plan for the 
area incorporating phasing and infrastructure delivery’. All Priority 
Development Areas (PDAs) are located within REGEN zones 
(except for a small amount of land along the Grand Canal in Red 
Cow & Cherry Orchard PDA which is zoned for Open Space). The 
western side of City Edge along the M50 is zoned ‘Enterprise and 
Employment’ (EE) with the objective ‘To provide for enterprise and 
employment related uses’. This area is not within a PDA.

The City Edge land use strategy further refines the SDCC 
Development Plan zoning with several mixed-use land use types: 
‘Residential-Led Mixed Use’, ‘Employment-Led Mixed Use’ and 
‘Local Centre’. The intention is that uses can be mixed at all levels 
– within each PDA, within each neighbourhood, and at a finer 
grain including at individual block level and building level. Sample 
typologies are provided at Section XX giving examples of how mixed 
use may be achieved in design terms at block and building level.

Support the integration of mixed uses at PDA, neighbourhood, 
block and building level within City Edge. 

MUD1 Objective 1:

To implement mixed-use development across City Edge in 
accordance with the proportions recommended for the different 
neighbourhood areas within PDAs. 

MUD1 Objective 2: 

To ensure that mixed-use development contributes to 
placemaking through a suitable mix to facilitate active frontages 
and day and nighttime activity in appropriate locations. 

MUD1 Objective 3: 

To favourably consider proposals for flexible unit designs where 
it can be demonstrated that the proposed design is capable 
of accommodating an existing employment use type or a new 
emerging use type compatible with residential led regeneration. 
Such proposals shall include a detailed justification for the unit 
design clearly identifying the suitability of the proposal and the 
compatible use types.

Mixed Use Development Policy 
MUD1:
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2.8  HOUSING
Delivering housing at scale in a compact form will be one of the 
most important roles of the City Edge project. While the City Edge 
vision is to provide up to 40,000 new homes between now and 
2070 in the entire City Edge area (SDCC and DCC), in the short 
to medium-term, this SURF identifies Priority Development Areas 
(PDAs) within the SDCC area which will facilitate circa 9,084 homes 
(plus or minus 15%). Table 6 indicates the number of residential 
units and population envisaged in each PDA. 

Table 6: Area, Population and Residential Units per PDA. 

Area 
 

Population* 
+/-15% 

Residential units* 
+/-15% 

Red Cow & Cherry 
Orchard PDA 52ha 8,494 3,100

Long Mile PDA 23ha 4,751 1,734

Greenhills PDA 53ha 11,645 4,250

SDCC Total 128ha 24,890 9,084

*Figures are indicative, gross, and based on potential full build out 
of PDAs. Household size of 2.74 assumed.

These homes will be integrated in compact mixed-use 
neighbourhoods designed along 10-minute settlement principles, 
with accessible high quality open space and green infrastructure; 
where employment opportunities, community facilities and services 
are in close proximity; and where movement is based on walking, 
cycling and public transport. The City Edge Building Height 
Concept envisages a predominantly mid-rise townscape with a 6 to 
8 storeys median height, reducing in proximity to sensitive sites or 

features. Opportunities for locally higher buildings in appropriate 
locations for various uses including residential, will also exist. Mixed 
tenure schemes should be provided to achieve an appropriate 
balance between social, private, affordable, voluntary and special 
needs housing with a view to promoting social integration, aging in 
place and facilitating a diverse range of dwellings and tenure types 
within residential developments. 

An International Best Practice Housing Review was commissioned 
by SDCC/DCC and produced by Macreanor Lavington in April 2022 
to provide an evidence base to support the City Edge Framework’s 
approach to fostering diverse sustainable communities. It 
comprised an original piece of research, with key learnings gleaned 
from an analysis of international best practice precedents at 
neighbourhood and building scale including tenure and mix size 
targets; spatial principles of mix; and tenure blind principles, all 
of which contributed to the approaches set out in the Framework. 
The International Best Practice Housing Review provides detailed 
assessment of the components required for a liveable city and 
developed a ‘Liveable City and Liveable Housing Matrix’. This Matrix 
was used in the evaluation of international selected case studies, 
comparative in terms of city characteristics or similar tenure 
structure to the City Edge area. The recommendations on densities 
for liveable neighbourhoods, in addition to the relationship of 
density with height, informed the objectives of sustainable compact 
urban form and land use within the Strategic Framework (2022) 
which is carried forward to this SURF.

Chapter 6 ‘Housing’ of the County Development Plan Written 
Statement sets out policies and objectives relating to housing for 
different groups in the population including older people, people 
with disabilities and Traveller accommodation; residential design 
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and layout; private and semi-private open space; 
and residential consolidation in urban areas via infill, 
subdivision and development of backland and corner 
sites. All relevant policies and objectives of the 
Development Plan will also apply to City Edge. 

Since the publication of the SDCC Development Plan 
2022-2028 and the City Edge Strategic Framework in 
2022, the Government has issued the Planning Design 
Standards for Apartments Guidelines for Planning 
Authorities, 2025 and the Sustainable Residential 
Development and Compact Settlements; Guidelines 
for Planning Authorities (2024). The Guidelines 
contain a renewed focus on the regeneration of 
existing settlements and on the interaction between 
residential density, housing standards and quality 
urban design and placemaking to support sustainable 
and compact growth. Guidance for residential 
development in this SURF accords with the approaches 
and methodologies in the Guidelines. Detailed 
application of the Guidelines will happen through the 
Council’s development management process.

It will be important to ensure protection of the 
amenity of existing residential development through 
the avoidance of development that would result 
in unacceptable overlooking, overshadowing or 
overbearing impacts, or environmental impact such 
as noise, odour or air pollution. This will be achieved 
through ensuring adequate separation distances, 
heights stepping down close to existing housing, and 
appropriate adjoining uses that are ‘good neighbours’.

City Edge Principles for Residential Development 

•	High quality design and placemaking 

•	Residential development in compact, mixed-use contexts 

•	Protecting the amenity of existing residential communities. 

•	Proximity to amenities including community, cultural, sports and recreational 

•	Proximity to employment opportunities 

•	The 10-minute city principle, ensuring access to amenities and services via 
walking, cycling and public transport 

•	Provision of high-quality public, semi-private and private open space in 
including play areas for children, SuDS and green infrastructure 

•	A mix of housing types, tenures and sizes 

•	Universal design and aging in place principles

Table 7: City Edge Indicative Residential Capacity per Priority Development Area. 

PDA  
 

Residential Capacity 
(Number of Units) 

+/-15% 

Residential 
Floorspace (m2) 

+/-15% 

Residential 
population*  

+/-15% 

Red Cow & 
Cherry Orchard 3,100 359,600 8,494

Long Mile 1,734 201,144 4,751

Greenhills 4,250 493,000 11,645

Total 9,084 1,053,744 24,890

* Assumes household size of 2.74
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Promote residential development within the City Edge Priority 
Development Areas that sup-ports quality placemaking and 
sustainable communities. 

HOU1 Objective 1: 

To ensure that new residential development complies with 
the Sustainable Residential Develop-ment and Compact 
Settlements; Guidelines for Planning Authorities (2024) and 
the Planning De-sign Standards for Apartments; Guidelines for 
Planning Authorities (2025) and all other relevant Section 28 
Guidance. 

HOU1 Objective 2: 

To ensure that all new residential development in City Edge is 
of high-quality design, offers a choice of housing tenures, types 
and sizes, and promotes universal design and aging in place, 
thereby supporting mixed and balanced communities. 

HOU1 Objective 3: 

To promote 10-minute city principles for residential 
developments within City Edge, whereby amen-ities and 
services are accessible via active travel and public transport. 

Residential Development in City Edge Policy 
HOU1:

HOU1 Objective 4: 

To support residential development in appropriate mixed-
use contexts, including with employ-ment, local centre and 
community uses at the level of the neighbourhood, block and 
individual building. 

HOU1 Objective 5: 

To ensure the provision of high-quality public, semi-private 
and private open space and green infra-structure for all 
residential developments. 

HOU1 Objective 6: 

To protect the amenity of existing residential development 
through ensuring adequate separation distances, appropriate 
heights, and compatible uses on adjoining sites. 

HOU1 Objective 7: 

To explore the potential for development of Council-
owned land within City Edge, to include the preparation of 
a masterplan for residential-led mixed use development 
on Council lands at Bal-lymount, thereby facilitating a co-
ordinated approach to redevelopment.
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2.9  SCHOOLS, COMMUNITY, CULTURE AND ARTS FACILITIES 
2.9.1  SCHOOLS 
Policy COS8 in the Development Plan sets out policies and 
objectives relating to schools including site identification, 
cooperating with the Department of Education and Youth, provision 
in tandem with residential development, an urban schools model, 
shared school facilities, use of public sports facilities by schools, 
and access to schools via active travel and public transport. Section 
12.8.5 of the Development Plan deals with implementation and 
sets out issues that should be addressed in planning applications 
for schools including location, siting, design, access, mobility 
management and SuDS. Development proposals for schools within 
City Edge will be required to comply with Development Plan 
policies and objectives and provide information as per section 
12.8.5. 

The urban setting of City Edge provides an opportunity for 
implementation of an urban schools model as referred to in section 
8.10.1 of the Development Plan. This involves designing multi-
storey schools for restricted sites within urban blocks, where sports 
and play space may be provided through creative design e.g on 
terraces, and where larger sports and play spaces may be off-site 
e.g. in a local park or shared with other uses e.g. public sports hubs. 
Access via walking, cycling and public transport will be paramount; 
ample bike parking will be required, and car parking will be very 
limited. 

Calculation of schools requirement for City Edge PDAs is based 
on the Department of Education and Youth metrics which assumes 
10.5% of the population require a primary school place and 7.5% 
of the population require a secondary school place. In addition, 3% 
of the total school places are required to accommodate students 
with special education needs within the main schools, and 1% of 
the total school places are required to be allocated for dedicated 
special education needs schools. Six schools are proposed within 
the SDCC City Edge PDAs to cater for both the primary and 
secondary school needs of new communities over the coming 
decades. This breaks down as three schools within Greenhills PDA, 
two within Red Cow & Cherry Orchard PDA and one within Long 
Mile PDA (see Table 8 below). This does not account for any future 
development outside PDAs which may require additional provision. 
Existing schools in the surrounding area are also likely to meet 
some of the future demand for school places. All consideration of 
future need will be undertaken in consultation with the Department 
of Education and Youth. 

Locations for schools are highlighted within the layouts for 
each PDA and transfer of school sites to the Department of 
Education and Youth is required as a phasing element in Section 
4 - Implementation, to ensure population growth is catered for. 
Proposed school sites can only be relocated within each PDA.
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Ensure adequate school sites are identified to cater for the new 
communities within City Edge, and transferred to the Department 
of Education and Youth, in accordance with phasing and in 
tandem with population growth. 

SCCA1 Objective 1: 

To continue to engage with the Department of Education 
and Youth regarding schools need, while actively monitoring 
planning applications, construction activity and population 
growth in the area, and taking into account latent capacity in 
existing schools in the wider area. 

SCCA1 Objective 2: 

To ensure new schools are located in central areas with optimal 
safe walking, cycling and public transport access and adequate 
sheltered bicycle parking. 

SCCA1 Objective 3: 

To implement an urban schools model where access to play 
space and sports facilities is provided through innovative design 
and/or in identified off-site locations, which are easily accessible 
by walking and cycling. 

Schools Policy 
SCCA1:

SCCA1 Objective 4: 

To promote the co-location of schools with community 
facilities to maximise shared use, ena-bling flexible use of 
spaces for educational purposes during school hours and for 
after-school community activities thereafter. 

2.9.2  COMMUNITY FACILITIES 
‘Community facilities’ in this context refers to community 
centres, childcare, primary care centres and other facilities such 
as libraries and spaces for enterprise. Such resources will be 
particularly important in City Edge in the context of providing a 
focus for the integration of new and existing urban communities. 
Policy COS2 in the main Development Plan written statement 
supports ‘the planned provision of a range of universally 
accessible and well-connected social, community, cultural and 
recreational facilities, close to the communities they serve’. This 
approach will govern the provision of community facilities within 
City Edge. 

The standard for the provision of community centres, primary 
care centres and childcare facilities within City Edge is as per the 
Development Plan requirement: 

Community Centres – 1 large multifunctional centre of 
approximately 1,200-1,800 m2 per 8,000 population and 
/ or smaller local community centres (350-650 m2) as may 
be identified by the local authority to meet local need. 
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Primary Care Centres – 1 centre per 7,000-10,000 
population in accordance with Department of Health 
standards. 

Childcare Facilities – 1 facility providing for 20 places per 
75 dwellings in new residential areas in accordance with 
the Childcare Facilities Guidelines for Planning Authorities 
(2001), subject to certain flexibility which may be applied 
under Circular PL3 / 2016 (or as updated). 

A total of 10 multi-functional community facilities, to potentially 
provide for both community and cultural facilities (including 
community centres, childcare, primary care centres, arts, culture, 
theatre, or library space (where relevant reflecting the above 
standards)), are proposed across the three Priority Development 
Areas (PDAs) and indicative locations are identified within each 
PDA layout. These will be delivered and managed by a range of 
stakeholders both public and private. Alternative locations will also 
be considered based on proximity to regeneration, access to public 
transport and catchment. Provision relating to culture and the arts 
is also dealt with in the next section. 

Childcare facilities will generally be delivered as part of residential 
schemes, in accordance with the requirements of the ‘Childcare 
Facilities; Guidelines for Planning Authorities’ (2001), as updated 
by Government circulars, etc. 

Healthcare facilities including the delivery of community-based 
primary care facilities, will be planned in consultation with the 
Health Service Executive (HSE), and other relevant statutory and 
voluntary agencies. 

Community and cultural facilities will need to be provided 
in tandem with development, in accordance with phasing 
requirements. This does not account for any development 
outside PDAs which may require additional provision. City 
Edge provides an opportunity for the design of urban format 
community and cultural facilities as part of larger blocks, 
optimising space usage through multi-functional buildings and 
spaces, and for co-location with schools and parks, etc.

Table 8: Quantum of Schools and Community and Cultural 
Facilities Provision. 

PDA  Schools  Community and 
Cultural Facilities 

Red Cow & Cherry 
Orchard 2 4

Long Mile 1 2

Greenhills 3 4

Total 6 10
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Provide for community facilities within City Edge in tandem 
with development, and in accordance with City Edge Phasing 
requirements and Development Plan standards. 

SCCA2 Objective 1: 

To ensure community facilities are centrally located in areas with 
optimal safe walk-ing, cycling and public transport access. 

SCCA2 Objective 2: 

To require urban format community facilities and to promote 
co-location and sharing with other facilities such as schools 
and parks. Where applicants do not propose colocation and/or 
sharing of facilities, a detailed justification must be provided. 

SCCA2 Objective 3: 

At the discretion of the Council, residential or mixed-use 
developments may be required to provide a pro rata contribution 
towards the provision of a community facility in line with the 
Council’s Development Contribution Scheme or any future 
special contribution scheme.

Community Facilities Policy 
SCCA2:

2.9.3  CULTURE AND THE ARTS 
In new urban quarters such as City Edge, culture and the 
arts have the potential to help build the evolving identities 
of places and neighbourhoods and to help integrate new and 
existing communities. The creative economy has also become 
an important source of income and jobs, promoting cultural 
diversity and social inclusion and empowering small start-ups 
and freelance creatives. Appropriate spaces for culture and the 
arts will be essential to facilitate community engagement and 
participation and to accommodate creative communities. 

The layouts for the Priority Development Areas identify locations 
for community facilities which can incorporate culture and arts 
infrastructure. Colocation of culture and arts infrastructure with 
other community facilities is desirable from the perspective 
of creating a critical mass of complementary uses, with each 
generating footfall at different times, and also offering the 
opportunity to share facilities such as toilets and recreation 
spaces. Larger scale culture and arts venues also have the 
potential to become anchor uses that can act as place-shaping 
catalysts for regeneration of entire areas and to support the 
nighttime economy. Within a largely industrial area such as City 
Edge, there is also scope for some vacant or underused buildings 
to accommodate arts and culture as meanwhile uses; however, 
this is in the context of adequate permanent provision being 
planned for and provided. Culture and arts infrastructure can sit 
within mixed-use buildings or blocks that incorporate other uses 
such as residential, employment and other community uses. 
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Co-location of arts facilities with other SDCC infrastructure such as 
libraries and enterprise centres is recognised by the SDCC Libraries 
Service and Arts Office as a model that offers particular potential 
for developing the arts in City Edge. There is potential for a facility 
comprising a co-located library/arts centre or arts hub facility to 
serve the Red Cow and Greenhills area. Further co-location could 
take the form of a music centre and arts hub in areas within City Edge 
where community access to the arts will be underserved. Facilities 
for circus, street performance and spectacle is also a growing area in 
need of facilities, which could be accommodated as meanwhile uses 
in industrial or warehouse buildings on an interim basis with longer 
term ambition for dedicated provision. Provision within City Edge will 
be informed by any future arts infrastructure strategy. 

The County Development Plan includes many policies relating to 
culture and the arts. Policy COS11 commits to facilitate and support 
the continued development of arts and culture within the County 
and includes objectives to work with stakeholders, to support the 
long running ‘Percent for Art’ Scheme and to require developments 
above certain thresholds to include a physical artistic feature. Other 
objectives seek to ensure art is accessible to all members of the 
community, and to facilitate the use for community arts of vacant or 
unused council premises, where suitable.

Ensure the provision of appropriate spaces for culture and the 
arts, in tandem with development, in accordance with the phasing 
strategy in Chapter 4 - Implementation. 

SCCA3 Objective 1: 

To support the location of arts and cultural uses (including 
anchor uses) in local centres in order to act as a catalyst for 
placemaking and the nighttime economy and to promote 
urban format buildings and co-location with other community 
facilities, employment and residential uses. Where applicants 
do not propose colocation and/or sharing of facilities, a detailed 
justification must be provided. 

SCCA3 Objective 2: 

To support arts and cultural meanwhile uses including the use of 
vacant or underutilised buildings, while ensuring that adequate 
permanent provision is planned for and ultimately delivered. 

SCCA3 Objective 3: 

To support the SDCC Arts Office and Library Service in the 
Implementation of a county-wide Arts Infrastructure Strategy, 
which includes consideration of existing and future provision and 
requirements within City Edge. 

SCCA3 Objective 4: 

At the discretion of the Council, residential or mixed-use 
developments may be required to provide a pro rata contribution 
towards the provision of an arts or cultural facility in line with the 
Council’s Development Contribution Scheme or any future special 
contribution scheme.

Culture and the Arts Policy 
SCCA3:
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2.10  LOCAL CENTRES AND RETAIL 
A local centre is a focus for human activity which can include 
recreation, arts, culture and retail as well as a location for living 
and working. Good placemaking is essential for successful local 
centres and this can be achieved by an appropriate mix of uses, 
fine urban grain, quality public realm, day and nighttime activities 
and pedestrian priority. The idea is to create an attractive place for 
people to meet, shop, eat and access services.

The Development Plan Core Strategy describes how the County is 
underpinned by an urban hierarchy including towns and traditional 
villages, supported by a range of district and local centres. The 
Plan ‘supports the consolidation of these key urban areas with 
more local day to day services focused within local centres as the 
Plan strives towards a 10-minute settlement concept in line with 
the provisions of the RSES’. The Plan also contains policies and 
objectives regarding protecting the vibrancy and vitality of existing 
urban centres within the County (QDP1 Objective 3); while Policy 
QDP1 Objective 4 seeks ‘to reinforce the network of urban centres 
as the appropriate locations for new mixed-use development’. 
Policy EDE14 Objective 1 seeks ‘to support the development and 
enhancement of local centres as sustainable, multifaceted, retail 
led mixed use centres’; and Policy QDP5 Objective 1 highlights 
the need to ensure all identified centres are accessible ‘from the 
surrounding catchment area through public transport provision, 
sustainable transport infrastructure including cycling and walking’. 

All of the above aspirations for existing urban centres will also apply 
to the new local centres within City Edge. 

Within City Edge, the intention is for a proportionate provision 
of retail within the proposed local centres, in tandem with the 
development of floorspace for other uses. While retail will be 
channelled into local centre areas, retail warehousing will be 
more suited to areas identified for other land use types such as 
Employment-Led Mixed Use or Urban Industry that have both good 
public transport and road connectivity. The latter recognises the 
need to transport bulky goods using private transport. 

There are 4 new local centres proposed within the SDCC Priority 
Development Areas as follows: 

•	Knockmitten (within Red Cow & Cherry Orchard PDA) 

•	Killeen (within Red Cow & Cherry Orchard PDA) 

•	Calmount (within Greenhills PDA) 

•	Walkinstown (within Greenhills PDA – extension westwards 
of existing Walkinstown Local Centre).
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Within the DCC area the City Edge Strategic Framework 
(2022) also identified the need for 3 urban centres within 
the DCC area: A major centre along the Naas Road/Kylemore 
Road focussed on the existing Kylemore Luas stop; a major 
centre focussed on the proposed new Kylemore train station; 
and a local centre close to Inchicore. 

City Edge will require a mixed retail offer, capable of 
meeting the needs of the residents and employees who will 
use the area every day. This will include a mix of convenience 
offers (food stores, newsagents etc), food and beverage 
outlets, everyday goods (clothing, homewares, etc.) and 
opportunities for retail linked to the wider business offer. 

Placemaking principles that planning applications within 
proposed local centre areas must adhere to in order to 
achieve successful new local centres within City Edge are set 
out below. 

City Edge Local Centres – Placemaking Principles 
Planning applications for development within local centres areas 
in City Edge will be required to submit a Placemaking Statement 
demonstrating how the proposal addresses the following elements: 

•	Quality public realm and high standard of urban design 
creating safe and attractive streets and urban squares / 
community parks 

•	Adaptable active frontages, fine urban grain and opportunity 
for architectural quality including feature or landmark buildings 

•	Mixed uses including retail, employment, civic, community, 
culture, recreation and residential, creating vibrancy 

•	Day and nighttime uses promoting vitality and safety 

•	Potential for anchor uses such as major arts, cultural, civic, 
educational or retail buildings, which may be a catalyst for 
further investment 

•	Accessibility via public transport and active travel links 

•	Universal design to facilitate access for all.
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Support the development of new and extended local centres 
within the City Edge area, as follows: 

•	Walkinstown (extension of existing centre westwards – 
Greenhills PDA)) 

•	Calmount (Greenhills PDA) 
•	Knockmitten (Red Cow & Cherry Orchard PDA) 
•	Kileen (Red Cow & Cherry Orchard PDA) 

LCR1 Objective 1: 

To recognise proposed local centres as the preferred locations 
for retail, commercial, leisure, entertainment, civic, public 
service, community and cultural uses within the City Edge 
area, and to apply a sequential approach for such development 
proposals as appropriate. 

LCR1 Objective 2: 

To promote the quality, ambiance, vibrancy and vitality of the 
proposed City Edge local centres through implementation of 
the placemaking principles set out above. 

Policy 
LCR1: Local Centres and Retail 

LCR1 Objective 3: 

To require a proportionate provision of retail floorspace within 
the proposed local centres, in tandem with the development 
of residential, employment and other floorspace. 

LCR1 Objective 4: 

To attract anchor uses such as major arts, cultural, 
educational or civic infrastructure to locate in local centre 
areas. A bonus plot ratio of up to 15% may be applied at the 
discretion of the Planning Authority where the developer 
provides such a use as part of a mixed-use development. 

LRC1 Objective 5: 

To support the development of identified major and local 
centres within the Dublin City Council area of City Edge. 

LCR1 Objective 6: 

To promote the clustering of retail warehousing in areas 
outside local centres.

City Edge SURF Strategy2

Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026  |  77



2.11  EMPLOYMENT 
The City Edge area is currently home to approximately 1,500 
businesses hosting circa 25,000 jobs and accounting for around 
4% of Dublin’s employment. Most existing employment is industrial 
in nature including automotive, wholesale/retail, warehousing and 
logistics. An existing land-use analysis of the Priority Development 
Areas (PDAs) was carried out during 2024 and 2025. This found 
that over 55% of the land use of the Greenhills PDA comprises 
industry and warehousing, with office, retail and commercial 
comprising a further 35%. Long Mile PDA has a high proportion of 
automotive related uses with 63% of land use occupied by auto 
dealerships or maintenance (note that this figure is somewhat 
skewed by car parking/storage taking up significant space). Office, 
warehouse and commercial together take up another 28% of land 
in Long Mile. The automotive industry is also a big land user within 
Red Cow & Cherry Orchard PDA with almost 40% of land given 
over to uses including auto dealerships, auto maintenance and 
garages. Other major land uses are commercial and retail at 18% 
and 17%, respectively.

One of the strategic objectives of the City Edge Strategic 
Framework is to ‘create a resilient and diverse employment offer 
with scope for up to 65,000 - 75,000 jobs’. This has been carried 
forward within this SURF through the overarching strategic 
objective to ‘facilitate employment in mixed use contexts along 
with intensification and diversification into emerging sectors while 
protecting the existing employment function of City Edge’. 

The SDCC Development Plan zones the majority of land in the 
City Edge area as ‘REGEN’ to allow mixed use employment and 
residential schemes to come forward and facilitate regeneration. 

All of the PDAs are zoned REGEN. The employment spine 
running parallel to the M50 is zoned ‘EE’ (Enterprise and 
Employment) which will allow the continuation of more industrial 
type employment in this area, with scope for intensification and 
upgrading to more urban industry style formats, in line with the City 
Edge aspiration. 

The strategy for employment within City Edge is to support 
diversification into new sectors, whilst allowing the expansion of 
existing established businesses and sectors (subject to the usual 
planning consents, environmental and amenity considerations, 
and Development Plan and SURF objectives). Avison Young Real 
Estate Consultants carried out economic analysis that informed 
the Strategic Framework and also contributed to the additional 
guidance that now informs this SURF. That analysis found that 
achieving a resilient and diverse employment base will require the 
retention of some existing industry along with the introduction of 
new urban industry workspaces, innovation spaces, local services 
and high-density office employment. Place-shaping will also play a 
key role in attracting higher density employment uses. 

The analysis sets out short, medium and long terms goals in terms 
of the types of employment uses /sectors to be retained and 
attracted within City Edge over the coming decades. Expected 
growth areas in the short terms are Logistics and Storage, 
Construction and E-Gaming. Medium term growth areas identified 
are Fin Tech, Med Tech and Green Energy and Tech. In the longer 
term, Aviation Services and Bio Pharma are predicted to be areas 
that will expand.

78  |  Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026

https://cityedge.ie/wp-content/uploads/2022/07/4.-Economic-Strategy.pdf


In addition to supporting existing employment types, the SURF supports new and emerging sectors that may develop in the short, medium 
and long term.

MEDIUM TERMSHORT TERM LONG TERM

FinTech

Logistics  
& Storage

MedTech

Construction
Aviation  
Services

Green(er)  
Energy & Tech

E-Gaming BioPharma
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City Edge will be a mixed-use area with the potential 
for employment uses throughout. Areas identified 
for Urban Industry are areas that will continue to 
accommodate more traditional industrial uses such 
as logistics and warehousing, albeit with potential for 
consolidation and upgrading of the public realm and 
amenities on offer. In Employment-Led Mixed-Use 
areas, Residential-Led Mixed Use areas, and Local 
Centres, employment uses such as office and urban 
workspace, that can co-exist beside more sensitive 
uses such as residential, will be supported, with 
different proportions of employment vis-a-vis other 
uses supported depending on the dominant land use 
type envisaged for the area (for example, Employment-
Led Mixed-Use Areas will have a higher proportion of 
employment). Section 12.9 of the ‘Implementation’ 
chapter of the Development Plan ‘Economic 
Development and Employment’ sets out detailed 
criteria for development within Regeneration zones and 
within Enterprise and Employment zones. These criteria 
will continue to apply within the City Edge area. 

Criteria for Employment and other  
Non-Residential Floorspace in Proposed 
Developments within City Edge
In order to contribute towards the creation of a resilient 
and diverse employment offer with scope for between 
65,000 - 75,000 jobs across the City Edge wide area, 
this SURF sets out ambitious targets for employment 
growth within each of the PDAs based on the projected 
population growth and applying a labour force 
participation rate of 65.8% and a Jobs Ratio ranging 
from 0.7 to 0.9 for more high intensity employment 
areas/uses. 

Criteria for Employment: 

The Planning Authority will consider the extent of required non-
residential floorspace in a proposed development having regard to 
the projected population arising from a proposed development and 
its contribution towards the overall employment floorspace target 
for each neighbourhood area set out in the Tables for each PDA in 
Chapter 3 and subject to the following: 

Sites under 1 hectare:
The development must provide at least the same amount of 
non‑residential floorspace that currently exists on the site—there can 
be no net loss.

If more existing compatible floorspace is demolished than 
required:
If the demolished non‑residential floorspace (that is compatible with 
SURF land‑use policy) is greater than the minimum required based on 
the population arising from the proposed development, the applicant 
must still meet the minimum floorspace requirement based on the 
project population arising from the proposed development. 

Applicants must show they meet the minimum employment 
floorspace to population requirements set out for each PDA/
Neighbourhood area unless the applicant can justify a reduced 
amount to the satisfaction of the Planning Authority, based on the 
following criteria:

a.	 Amount and type of floorspace being demolished: 
If the site currently has a small amount of non‑residential 
floorspace (less than 30% site coverage) and/or uses that are 
not compatible with SURF, the Authority may allow a reduced 
requirement.
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b.	 Quality and economic value of proposed uses: 
If the development includes high‑value 
non‑residential uses, the Authority may allow a 
reduction.

c.	 Location and size of the site.

d.	 Street frontage quality: 
High‑quality commercial frontage may support a 
reduction in required floorspace.

e.	 Amount of non‑residential floorspace already built 
within the PDA: 
If the applicant shows that the Priority Development 
Area (PDA) has already exceeded its minimum target, 
a reduction may be considered.

f.	 Off‑site non‑residential floorspace delivered by the 
applicant within the City Edge area since the SURF 
was adopted.

g.	 Relocation of existing compatible businesses: 
If the applicant provides suitable space for relocating 
an existing SURF‑compatible business within City 
Edge—and can confirm that relocation—the Authority 
may allow a reduction.

h.	 Preference for clustered employment uses within 
mixed‑use developments.

Support the role of City Edge as an important location for 
current and future employment uses in the Dublin region. 

EMP1 Objective 1: 

To support existing businesses wishing to remain within 
the City Edge area and expand in their current locations, 
subject to standard planning assessments and ensuring 
that the overall land use of the area aligns with the PDA 
objectives. 

EMP1 Objective 2: 

To support existing employment uses and diversification 
into new and emerging sectors within the City Edge area. 

EMP1 Objective 3: 

To promote more intensive employment opportunities 
including intensification of existing employment uses 
in proximity to public transport hubs and local centres 
providing access and facilities for employees. 

Policy 
EMP1: Employment 
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EMP1 Objective 4: 

To promote the clustering of less intensive employment uses 
such as warehousing and distribution near national and regional 
roads to facilitate access and connectivity for freight. 

EMP1 Objective 5: 

Locations identified for Employment-Led Mixed Use within 
areas zoned ‘Regen’ in the City Edge area shall consist of lighter 
uses, where the potential for noise pollution, air pollution or 
other nuisance from industrial uses will not exceed acceptable 
environmental standards, in the context of the potential for 
residential and other sensitive uses in close proximity. 

EMP1 Objective 6: 

Locations identified for Urban Industry within areas zoned ‘EE’ in 
the City Edge area shall consist of uses such as light and heavy 
industry, manufacturing (including advanced manufacturing), 
warehousing, distribution and production. These uses will 
generally be considered acceptable, subject to appropriate 
environmental safeguards in accordance with the criteria set 
out in Chapter 12 ‘Implementation’ of the Development Plan. 
Development shall provide appropriate buffers / safeguards to 
adjoining areas with more sensitive uses such as residential. 

EMP1 Objective 7: 

The Planning Authority will consider the extent of required  
non-residential floorspace in a proposed development having 
regard to the criteria set out above. 

EMP1 Objective 8: 

To promote adaptable design for employment units which 
facilitates flexible use. 

EMP1 Objective 9: 

To promote the development of employment clusters in mixed 
use contexts and in locations such as minor streets. 

EMP1 Objective 10: 

To promote a regional approach to the zoning of land for 
industrial purposes to facilitate the re-location of existing 
industrial uses from City Edge and other brownfield 
regeneration areas to less central locations. 

EMP1 Objective 11: 

To ensure that all development proposals for expansion of 
existing or for new employment uses including industrial uses 
contribute to placemaking and amenity. 
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2.12  NATURAL INFRASTRUCTURE AND OPEN SPACE 
2.12.1  THE ROLE OF NATURAL 
INFRASTRUCTURE AND PUBLIC OPEN SPACE 
Natural infrastructure and public open space play an essential role 
in terms of ecology and biodiversity, active and passive recreation, 
and as a focal point for social interaction. They bestow physical and 
mental health benefits, are an important element in sustainable 
drainage and climate action, can act as a focus for culture and the 
arts, and are essential to healthy placemaking and visual amenity. 
In order to fully benefit communities, public open space must be 
located within easy walking or cycling distance of homes and places 
of employment, have a good range of amenities appropriate to size 
and location and have a high standard of design and landscape 
presentation. Public open space should connect to other green 
spaces via street greening, greenways, and other green links, and 
interact with well-used buildings. Larger parks should have space 
for nature, easy public transport access, more active recreation 
amenities, and may have built, cultural or natural heritage features.

The spatial layout for City Edge has been designed with existing 
blue and green infrastructure as a fundamental starting point. 
Building on this, four major parks are proposed – two new parks 
and two enhancements of existing parks: New linear parks will be 
centred on the Grand Canal and River Camac and its tributaries, 
while the existing Walkinstown Park and Lansdowne Valley Park 
(both within the DCC area) will be extended and upgraded. At the 
neighbourhood level, the layouts for the PDAs have been designed 
with community parks provided throughout in order to meet local 

need. A series of greenways and green corridors are also proposed, 
threaded throughout the City Edge area. The most ambitious of 
these is a greenway that will link Tymon Park with Phoenix Park. 
At the level of individual residential developments, on-site public, 
communal and private amenity space will be provided. Major parks, 
community parks, green corridors and greenways are a phasing 
requirement for each PDA / neighbourhood within a PDA. 

2.12.2  HIGH LEVEL PLANNING OF NATURAL 
INFRASTRUCTURE AND PUBLIC OPEN SPACE 
FOR CITY EDGE 
The Strategic Framework (2022) sets out an objective to achieve 
50% green cover over the lifetime of the regeneration project. This 
will be achieved incrementally and over time via a wide variety of 
different types of green cover including major parks, community 
parks, green corridors, greenways, SuDS, on-site public open space, 
communal open space, private open space, tree canopies, green 
roofs, green walls, etc. 

In the context of City Edge straddling two local authority 
administrative areas, differences between standards had to 
be resolved in the first instance when planning for open space 
provision within City Edge. The DCC Development Plan has a 
slightly higher minimum standard of open space provision at 2.5ha 
per 1,000 population, while the SDCC standard is 2.4ha per 1,000 
population. As the open space catchment is City Edge wide, the 
higher 2.5ha per 1,000 was applied across the overall project area. 
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The Strategic Framework (2022) 50% green cover target and the 
2.5ha public open space per 1,000 population are metrics that 
have been applied in the high-level planning and vision for the 
overall area and ultimate build-out of City Edge to the year 2070. 
As such, it would not be appropriate to apply these at the level of 
the individual planning application. Other metrics, as set out below, 
will be used at this finer level of detail including requirements for 
community parks and on-site open space. Provision of parks is 
also an element in the phasing strategy. This will ensure that open 

space delivery is aligned with growth and that adequate residential 
amenity is provided.

It is not envisaged that all public open space requirements can 
be met within the PDAs, and open spaces nearby will also be 
necessary to support their requirements. Some of these spaces 
already exist, such as Lansdowne Valley Park, Walkinstown Park 
and Tymon Park (the latter is outside, but directly adjoins, the City 
Edge area to the south) whilst others will need to come forward in 
time to support growth, over the longer term. 

Table 9: Open Space Demand and Provision. 

Demand Provision Breakdown 
PDA  
 
 

Indicative  
population  
(mid-point) 

Open space demand 
(ha) (demand based 
on 2.5ha per 1000 

population) 

Strategic natural 
infrastructure* 

(ha) (within 
PDAs) 

Community Parks 
(ha)** (demand 
based on 3.5m2 

per person)

Other open spaces (ha) 
(to be provided as further 
community parks/within 

development/across wider area)

Red Cow &  
Cherry Orchard 8,494 21.2 5.7 2.9 12.6

Long Mile 4,751 11.9 2.7 1.7 7.5

Greenhills 11,645 29.1 3.4 4.0 21.7

SDCC total 24,890 62.2 11.8 8.6 41.8

Note: *Strategic Natural Infrastructure refers to natural infrastructure presented as ‘area-wide’, with community parks in addition to this.
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2.12.3  MAJOR PARKS 
Four major parks are proposed / to be enhanced across the 
City Edge area: 

•	Proposed Grand Canal Linear Park 

•	Proposed Camac Valley Linear Park 

•	Enhancement of Walkinstown Park 

•	Enhancement of Lansdowne Valley Park. 

Two of these will be new linear parks, focussed on the 
existing blue-green infrastructure of the Grand Canal and 
River Camac and its tributaries. These straddle the SDCC/
DCC areas. The two existing parks which are proposed to be 
extended and enhanced – Walkinstown Park and Lansdowne 
Valley Park are in the DCC area. However, Walkinstown 
Park borders the SDCC area and both parks will serve the 
wider City Edge area. The Strategic Framework sets out 
the potential for each of these parks to be multi-functional 
while emphasising the possibility for each to have a 
particular character and focus such as ecology, woodland, 
wetland, arts, culture, heritage, events, etc. Design of 
these parks may also include small scale pedestrian/cycle 
bridges/crossings. The existing SDCC regional Tymon Park 
immediately to the south of Greenhills PDA will also provide 
amenity and recreational opportunities for future residents, 
workers and visitors. A feasibility study for the first major 
park within City Edge will be undertaken, examining aspects 
such as vision, high level concept plan, delivery strategy, 
high level cost benchmarking and funding opportunities. 
Bonus plot ratio increases and/or flexibility around mix 
of use targets will be considered at the discretion of the 
Council, where part of a major park is delivered. Figure 10: Natural Infrastructure Strategy.

City Edge SURF Strategy2

Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026  |  85



2.12.4  COMMUNITY PARKS 
Community parks may manifest in a variety of forms, 
accommodating different characters of programme within them, 
and relating in different ways to their immediate context. In all 
cases they should form part of the wider green network, incorporate 
a range of activities including active and passive recreation, act as a 
focal point, and offer a high standard of landscape presentation. 

Community Parks in Local Centres 
Community parks in local centres should focus on creating multi-
functional spaces for activities that support and augment the 
centre, including: 

•	Incorporating flexible community event spaces, civic squares 
and social spaces 

•	Multi-functional green space that can accommodate places 
to sit. 

In locations at the heart of the centre, the community park may be 
connected with the active ground floor spaces in adjacent buildings 
and form an urban square that supports activity within the centre. 
This may incorporate hard and soft spaces to create places to sit, 
dwell and meet but also to include greening. Such spaces should 
be well-lit, overlooked and activated on all sides. 

Community Parks in Residential-Led Areas 
Community parks in residential-led areas should focus on providing 
natural habitat alongside informal active amenity spaces for all 
ages. These public spaces should support neighbourhood life and 
well-being with a range of physical and social activities including 
places for children to play, exercise opportunities, food growing 
areas, as well as more formal spaces for local community events 
and gatherings. 

Community Park Delivery 
Indicative community park locations are shown on Figure 11 
and indicative sizes are shown in Table 10. Each neighbourhood 
within a PDA will have at least one community park, with a target 
size responding to envisaged population. This was calculated by 
allocating of a minimum of 2m2 per person, with a target of 3.5m2 
per person, and allowing approximately 5 – 10% of the urban block 
area, resulting in community parks of generally 0.2ha to 5ha in size. 
The precise location, shape and size of the community parks is 
considered flexible, but subject to certain requirements, as outlined 
in the criteria below. 

Community parks may be delivered as part of one overall 
development or require a coordination between sequential / 
adjoining schemes. Given that not all developments will be large 
enough to practicably deliver a community park, as part of their 
commitment to the neighbourhood, developers will need to put 
forward proposals to contribute towards a community park as part 
of a neighbourhood-wide masterplan or framework design to ensure 
an equitable and functional outcome. Community park provision is a 
phasing element within each PDA. 
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It will be at the discretion of the Planning 
Authority to accept a financial contribution 
in lieu of delivery of a community park 
in a neighbourhood in accordance with a 
Development Contribution Scheme or any 
future special contribution scheme. 

Bonus plot ratio increases and/or flexibility 
around mix of use targets will be considered 
at the discretion of the Council, subject to the 
following criteria: 

•	Provision of a significant part of a major 
park or community park, or greenway or 
green corridor. 

•	The provision of an exemplar 
development with reference to 
other planning requirements such as 
placemaking and amenity.

Figure 11: Community Parks Illustrative Locations.
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Table 10: Approximate Community Park provision in 
each neighbourhood proposed at 3.5 m2/person. 

Red Cow & Cherry Orchard PDA

Neighbourhood 1 0.6 ha 

Neighbourhood 2 0.6 ha

Neighbourhood 3 0.6 ha

Neighbourhood 4 0.5 ha

Neighbourhood 5 0.6 ha

Total 2.9 ha

Longmile PDA

Neighbourhood 1 0.7 ha

Neighbourhood 2 0.4 ha

Neighbourhood 3 0.6 ha

Total 1.7 ha

Greenhills PDA

Neighbourhood 1 1.4 ha

Neighbourhood 2 0.7 ha

Neighbourhood 3 0.6 ha

Neighbourhood 4 0.7 ha

Neighbourhood 5 0.6 ha

Total 4 ha

Criteria for the Location, Design and Delivery of Community Parks 

•	Distribute community parks equitably across areas of 
redevelopment to ensure adequate provision and easy access. 

•		Relate community parks to other green infrastructure either 
through direct links or along green street connections. 

•		Locate community parks in relation to area-wide drainage, 
having regard to the surface water management plan, with 
opportunities to employ SuDS natural drainage solutions to slow 
the passage of surface water to waterways. 

•		Community parks should incorporate a range of activities 
including children’s play, active and passive recreation, act as a 
focal point, offer a high standard of landscape presentation and 
form part of the wider green network. 

•		It will be at the discretion of the Planning Authority to accept a 
financial contribution in lieu of delivery of a community park in 
a neighbourhood in accordance with the Council’s Development 
Contribution Scheme or any future special contribution scheme. 
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Criteria for On-Site Public Open Space 

•	Public open space should be provided on site at a minimum rate of 10% of net site area 
for residential schemes or schemes with a residential element. This accords with the 
‘Sustainable Residential Development and Compact Settlements Guidelines for Planning 
Authorities’ (2024) and County Development Plan requirement for areas zoned REGEN 
(which applies to all the City Edge PDAs). 

•	It will be at the discretion of the Planning Authority to accept a financial contribution in 
lieu of all or part of the on-site 10% public open space where sites are in close proximity 
to delivered community parks, or in close proximity and easily accessible to existing major 
parks, or on constrained sites. 

•	On-site public open space must meet design requirements including easy access, passive 
surveillance, good landscape presentation, and provision of children’s play facilities. 

•	Sites that contain significant heritage, landscape or recreational features may be required 
to provide a higher proportion of on-site public open space. 

•	At the discretion of the planning authority, all or part of the 10% on-site public open space 
requirement can be incorporated within community park provision, where a developer 
provides all or part of a community park that is directly adjacent to a development. It 
should be noted that quantum of public open space provision is additional to quantum of 
community park provision and the former cannot be subsumed within the latter. 

•	For clarity, communal open space and private open spaces should be provided as per the 
requirements of the ‘Sustainable Urban Housing: Design Standards for New Apartments’ 
(2023).

2.12.5  ON-SITE PUBLIC 
OPEN SPACE 
Residential developments or 
developments with a residential 
element will be required to 
provide on-site public, communal 
and private amenity space in 
accordance with the criteria below. 

In addition, applicants for relevant 
developments within City Edge will 
also be required to demonstrate 
that they meet Green Space Factor 
(GSF) requirements as set out in 
Chapter 4 ‘Green Infrastructure’ 
of the Development Plan. The 
GSF prioritises the retention 
and enhancement of existing 
green infrastructure features 
within a subject site, whilst also 
ensuring that new development 
incorporates new landscaping and 
GI features. 
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To provide a network of multi-functional natural infrastructure including major 
parks, community parks, green corridors, greenways and on-site public open 
space which provides for biodiversity and nature restoration, active and passive 
recreation, and sustainable drainage and placemaking. 

NIOS1 Objective 1: 

Major parks, community parks, green corridors and greenways shall be provided 
at a rate of 2.5ha per 1,000 population. This is a phasing requirement for each 
Priority Development Area (PDA) / neighbourhood within a PDA. 

NIOS1 Objective 2: 

To complete a feasibility study for the first major park within City Edge. 

NIOS1 Objective 3: 

To deliver major parks within the City Edge are as follows: 

•	 A linear park focussed on the River Camac and its tributaries 
•	 A linear park focussed on the Grand Canal 
•	 Enhancement of Walkinstown Park (DCC area) including extension into the 

SDCC area 
•	 Support for the enhancement of Lansdowne Valley Park (DCC area). 

In addition to the riparian buffer and the required setback from the Grand 
Canal pNHA, developers of lands adjoining watercourses will be required to 
demonstrate how they will contribute towards the delivery of a major park at 
strategic locations, in accordance with objective NIOS1 and 2 above.

Policy 
NIOS1: Natural Infrastructure and Open Space 

NIOS1 Objective 4: 

To deliver a network of community parks in 
tandem with population growth with a target 
size of 3.5sqm per person. 

NIOS1 Objective 5: 

To develop a network of greenways and 
green corridors throughout the City Edge 
area including the strategic Tymon to 
Phoenix Greenway. 

NIOS1 Objective 6: 

Bonus plot ratio increases and/or flexibility 
around mix of use targets will be considered 
at the discretion of the Council, subject to 
the following criteria: 

•	 Provision of a significant part of a major 
park or community park, or greenway or 
green corridor. 

•	 The provision of an exemplar development 
with reference to other planning 
requirements such as placemaking and 
amenity. 
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NIOS1 Objective 7: 

To provide green infrastructure measures such as street trees, 
green walls and roofs and sustainable urban drainage systems 
(SuDS) throughout the City Edge area. 

NIOS1 Objective 8: 

Applications within City Edge for residential development 
or mixed-use development incorporating residential, shall 
provide a minimum of 10% of the net site area as on-site public 
open space. Sites that contain significant heritage, landscape 
or recreational features may be required to provide a higher 
proportion of on-site public open space. 

The 10% provision shall be provided on site, except in 
exceptional circumstances, where a contribution in lieu of some 
or all of this requirement, may be accepted at the discretion of 
the local authority in particular circumstances including: 

•	 Where the site adjoins a delivered community park or is close 
to major park, with safe pedestrian connections 

•	 Where the site is constrained 
•	 Where the level of semi-private space is significant. 

All sites shall be considered on a case-by-case basis. 

NIOS1 Objective 9: 

To ensure that all new residential development provides access 
to parks and open space, in accordance with the requirements 
of Chapter 3 ‘Community Infrastructure and Open Space’ 
and Chapter 4 ‘Green Infrastructure’ contained in the County 
Development Plan. 

NIOS1 Objective 10: 

To require the provision of children’s play areas as an 
integral part of the design of new residential and mixed-use 
developments and community parks, to be addressed as part of 
a landscape plan.

NIOS1 Objective 11: 

To implement Green Space Factor requirements for all relevant 
development proposals, as per the provision of Policy GI15 
‘Climate Resilience’ of the Development Plan.
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2.13  SPORTS AND RECREATION 
2.13.1  SPORTS HUBS 
Sports and recreation provision will be an important component 
of the community infrastructure to support growth across City 
Edge and will contribute towards healthy placemaking, as well as 
providing amenity for residents, workers and visitors. Some limited 
provision may be appropriate within open spaces; however, over 
time a series of integrated sports hubs will be necessary to create 
efficient provision and take pressure off open space and natural 
infrastructure. The provision of district and regional level sports 
facilities which could act as catalyst/anchor projects for City Edge 
will also be facilitated and encouraged. 

There is potential for sports hubs to be multifunctional, and to  
be utilised by different groups of people including adjacent or 
nearby schools. Sports hubs may incorporate a sports centre to 
support both outdoor sport and recreation as well as providing 
indoor facilities. Sports pitches may need to be artificial to optimise 
their use. 

Table 11 outlines the minimum provision of Sports Hubs in tandem 
with the planned population growth in the PDAs, in addition to 
location criteria. Whilst the initial intensification of the area will be 

within the PDAs, it is likely that dedicated spaces for sports and 
recreation will be more achievable in other areas across or adjacent 
to City Edge. Sports hubs should be located on an accessible site 
and as a general preferred outcome, they will be supported in 
the local centres and adjacent to school sites, encouraging user 
participation and a locally based community focus. Locations 
adjacent to sustainable transport corridors and public open space 
will also be favourable. For other locations, a priority location policy 
will be implemented. The Council may seek a pro rata contribution 
towards a planned sports hub in accordance with the Council’s 
Development Contribution Scheme or as part of any future special 
contribution scheme. 

It should be noted that the table only provides for the planned 
population growth in the PDAs and that future requirements for 
Sports Hubs will need to be considered as part of any expansion to 
the PDAs, or as part of any development outside of PDAs. 

The delivery of active recreation facilities is a phased requirement 
for the City Edge Priority Development Areas.
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Table 11: Minimum Provision and Location Criteria for Sports Hub Facilities within City Edge PDAs (SDCC Area). 

Provision Location Criteria 

Option 1  
Provide two local level facilities 

OR 

Option 2  
Provide one City Edge level facility capable of serving a number of PDAs 

The delivered Sports Hub(s) through Option 1 or Option 2 above shall provide a 
range of active recreation facilities for the emerging communities in the PDAs, such 
as multi use playing pitches, athletics facilities, swimming pool, playing courts, 
sports hall, meeting rooms, gym and complementary floorspace required for 
changing facilities, administration and storage. 

The Council may seek a pro rata contribution towards a planned sports hub, in 
accordance with the Council’s Development Contribution Scheme or any future 
special contribution scheme. 

•	Target catchment size for the proposal 
(PDA or City Edge wide) 

•	Proximity to the PDAs (if not within one) 
•	Proximity to local centres and schools 
•	Active travel and public transport 

accessibility 
•	Size of the proposed site 
•	Availability of alternative sites. 
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SR1 Objective 4: 

At the discretion of the Council, residential or mixed 
used developments may be required to provide a pro rata 
contribution towards the provision of a sports hub in line 
with the Council’s Development Contribution Scheme or 
any future special contributions scheme. 

2.13.2  PLAYING PITCHES 

Playing pitches may be provided as part of sports hubs 
or within parks. However, over-provision within parks is 
not desirable as playing pitches are land intensive and 
take up space that could be used for passive recreation or 
biodiversity areas. Therefore, a balance will require to be 
struck between providing some playing pitches in locally 
accessible park locations, with a greater level of provision 
within more centralised sports hubs. Playing pitches should 
cater for a variety of sports including minority sports and 
sports with growing levels of participation. Where possible, 
all-weather playing pitches should be located within sports 
hubs, rather than elsewhere. The Council may seek a pro rata 
contribution towards provision of playing pitches. 

Ensure the provision of sport hubs in tandem with residential 
population growth to serve the identified City Edge Priority 
Development Areas. 

SR1 Objective 1: 

To support the location of community sports hubs in the local 
centres and adjacent to school sites. 

SR1 Objective 2: 

To facilitate and encourage the provision of district and 
regional level sports facilities as catalyst/anchor projects for 
City Edge. 

SR1 Objective 3: 

Outside of local centres and school sites, the suitability of 
a location for a sports hub will be assessed having regard 
to the target catchment size for the proposal (local or PDA 
level), sustainable transport accessibility, the size of the 
proposed site, the proximity to the PDAs and the availability of 
alternative sites. 

Policy 
SR1: Sports Hubs 
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Provide playing pitches in sports hubs and parks, in tandem 
with population growth. 

SR2 Objective 1: 

To prioritise the provision of playing pitches within centralised 
sports hubs (subject to the accessibility and provision 
requirements set out in the location criteria in Table 11).  
In particular, all-weather playing pitches should be located 
within sports hubs. 

SR2 Objective 2: 

To ensure the provision of playing pitches within locally 
accessible parks, without unduly compromising the passive 
recreation and biodiversity function of such parks. 

SR2 Objective 3: 

To ensure that playing pitches cater for a wide variety of 
sports including minority sports and sports with growing levels 
of participation. 

Policy 
SR2: Playing Pitches 

SR2 Objective 4: 

 To encourage the location of playing pitches within parks and 
sports hubs that are in close proximity to schools. 

SR2 Objective 5: 

At the discretion of the Council, a pro rata contribution may be 
sought towards the provision of playing pitches in accordance 
with the Council’s Development Contribution Scheme. 

SR2 Objective 6: 

Locations for flood lighting shall be determined in the context 
of potential impact on ecological corridors and species, and 
potential impact on residential amenity, and mitigation shall be 
provided where necessary. 
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2.14  SURFACE WATER / RAINWATER MANAGEMENT 
City Edge is currently a highly impermeable area, with 
predominantly hard surfaces and minimal green space. The area is 
prone to fluvial (river), pluvial (rainwater) and sewer flooding, all 
exacerbated by surface water run-off. The Strategic Framework 
vision is to substantially reduce surface water run-off by the 
introduction of ‘sponge city’ principles through coordinated 
green infrastructure and SuDS (Sustainable Drainage Systems) 
planned across City Edge. ‘Sponge city’ principles involve urban 
areas working alongside nature to absorb rainwater, as opposed to 
channelling it away. A ‘sponge city’ absorbs and holds excess water 
that results from rainfall, storms or flooding in its green spaces, 
slowing the process of surface water infiltration and improving 
water quality. 

Surface water infiltration of the foul system is also a current 
problem within City Edge and the Strategic Framework (2022) 
contains actions to address this, which are being progressed, 
including agreeing a programme of local interventions with Uisce 
Eireann to free up additional foul network capacity. 

The City Edge Surface Water Management Plan undertaken to 
inform the Strategic Framework (2022) and the Strategic Food Risk 
Assessment accompanying this document, together set out the 
principles and overarching context for dealing with surface water in 
the area. The South Dublin County Development Plan 2022-2028 
also contains numerous policies and objectives relating to surface 
water including to ensure SuDS is addressed at design stage and 
integrated into all new developments in the County. Measures 
include multi-functional open space within new developments 
including provision for ecology and sustainable water management; 
incorporation of a SuDS management train whereby surface water 
is managed locally in small sub-catchments; and to address the 
impact of domestic and industrial misconnections to the drainage 
network in the County and the associated impact on surface water 
quality. The Development Plan also states that drainage measures 
should comply with South Dublin County Council’s Sustainable 
Drainage Systems (SuDS) Explanatory, Design and Evaluation 
Guide, 2022. 
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The approach to the surface water policies and objectives set out 
below has been informed by a variety of sources as follows: 

•	The City Edge Surface Water Management Plan undertaken 
to inform the Strategic Framework. 

•	The Strategic Food Risk Assessment accompanying this 
document. 

•	The Greater Dublin Strategic Drainage Study (GDSDS) 
(https://www.gddapplication.ie/planning-sites/greater-
dublin-drainage/planning-documents). 

•	The ongoing Camac Flood Alleviation Study (OPW) (https://
camacfas.ie/). 

•	The document A Nature-Based Sustainable Surface Water 
Management Strategy for City Edge (DCC/JBA, 2024). 

•	The guidance contained in the new national-level document 
Rainwater Management Plans – Guidance for Local 
Authorities (2024). 

•	The policies and objectives relating to surface water 
contained in the South Dublin County Development Plan 
2022-2028. 

•	The approaches relating to surface water contained in the 
City Edge Strategic Framework. 

•	The approaches contained in South Dublin County Council’s 
Sustainable Drainage Systems (SuDS) Explanatory, Design 
and Evaluation Guide, (2022). 

RAINWATER MANAGEMENT PLANS 
The Department of Housing, Local Government and Heritage 
recently published the document Rainwater Management 
Plans – Guidance for Local Authorities (2024) which sets out 
the need for plans to consider how rainwater can be managed 
within the existing urbanised catchment with a greater 
reliance on nature-based solutions to help deal with the 
pressures of surface water flooding and poor water quality in 
urban watercourses. 

In the City Edge context, preparation of a Rainwater 
Management Plan (RMP) is a required phasing element of the 
Priority Development Areas, as set out in Chapter 3. This can 
be undertaken at neighbourhood or PDA level. Subsequent 
planning applications will be required to comply with the 
provisions of the agreed RMP. Each PDA layout will be flexible 
in terms of urban design parameters, including facilitating 
location of SuDS features and/or relocation of open space 
to comply with the detailed level of analysis that will be 
contained in the RMP. Foul and stormwater drainage systems 
must be separated. 
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Rainwater Management Plans 
Outputs from a RMP should illustrate the following: 

•	A clear understanding of existing drainage infrastructure 
and preferential flow paths. 

•	A proposed RMP strategy using nature-based SuDS. 

•	The RMP should identify a range of rainfall management 
measures for conveyance and storage. 

•	These should form a network demonstrating how water 
will be directed through the RMP area. 

•	Existing throughflow of surface water not originating 
from the site should be considered. 

•	The RMP should demonstrate how needs and 
opportunities are considered. 

•	This will most likely be presented for a number of sub-
catchments within the RPM. 

•	In the City Edge context, RMPs should specify that 
runoff rates be generally limited to 2 litres per second. 

Reduce surface water run-off by delivering a high quality, 
coordinated Sustainable Urban Drainage System (SuDS) 
integrated with the public realm and public open space within 
the Priority Development Areas and across City Edge. 

SWRM1 Objective 1: 

To prepare a Surface Water Drainage Study for each Priority 
Development Area. 

SWRM1 Objective 2: 

To require the preparation of a Surface Water / Rainwater 
Management Plan, at Priority Development Area or 
Neighbourhood level at planning application stage. 

SWRM1 Objective 3: 

To incorporate natural infrastructure and SuDS as part of 
all new development within City Edge, in accordance with 
the agreed Surface Water / Rainwater Management Plan, in 
compliance with the approaches contained in the documents 
Sustainable Drainage Systems (SuDS) Explanatory, Design and 
Evaluation Guide, (SDCC, 2022) and Rainwater Management 
Plans – Guidance for Local Authorities (DHLGH, 2024). 

Policy 
SWRM1: Surface Water /Rainwater Management 
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SWRM1 Objective 4: 

To ensure effective operation and maintenance of SuDS 
measures, so that such systems are operating to their 
designed capacity. 

SWRM1 Objective 5: 

To account for climate change, and any changes to the 
amount of impermeable areas over the design life of the 
development, in accordance with the GDSDS (and any future 
updates to this Study). 

SWRM1 Objective 6: 

To continue to engage with Uisce Eireann with a view to 
agreeing a programme of local surface water interventions 
to free up foul water capacity.
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2.15  FLOOD RISK MANAGEMENT 
Key considerations in the managing of flood risk are to avoid 
inappropriate development in areas at risk of flooding, and to avoid 
new developments increasing flood risk elsewhere. Section 11.3 
of the SDCC County Development Plan Flood Risk Management 
sets out policies and objectives for the County and this section 
should be read and considered in tandem with the SURF. Policy 
IE4 Objective 4 provides support for the delivery of the key 
flood alleviation schemes, in as environmentally sensitive a way 
as possible, including the Camac Flood Alleviation Scheme. A 
Strategic Flood Risk Assessment was carried out for this SURF and 
accompanies this document. 

The City Edge natural infrastructure concept provides for strategic 
linear parks along the main watercourses in the area. The rationale 
and benefits of this GI network are numerous, including providing 
opportunity for flood event storage, in addition to biodiversity, 
recreation and climate resilience. Policy GI3 Objective 3 of the 
County Development Plan requires that a minimum of 10m 
vegetated riparian buffer from the top of the riverbank is maintained 
/ reinstated along all watercourses within any development site 
in the County. A key aim of the City Edge SURF is to promote the 
renaturalisation of the Camac watercourses and protect native 
riparian vegetation. This will be achieved through the provision 
a minimum 20m vegetated riparian buffer from the top of the 
riverbank within any development site proposing redevelopment 
and/or a significant extension.

2.15.1  CAMAC FLOOD ALLEVIATION SCHEME 
AND CAMAC RENATURALISATION 
Renaturalisation of the River Camac is a key blue green 
infrastructure objective for City Edge and a priority action of the 
Strategic Framework with a number of potential benefits including 
flood alleviation, creation of a linear park, improved biodiversity, 
and a focus for amenity and recreation. Much of the renaturalisation 
will be achieved in an incremental manner as sites come forward for 
redevelopment and as the Camac linear park is created. 

The Office of Public Works in partnership with DCC and SDCC is 
working towards delivery of the Camac Flood Alleviation Scheme 
(CFAS). As per Priority Action 11 of the Strategic Framework, 
SDCC will continue to engage with the OPW and DCC regarding 
progressing the CFAS and ensuring that it is carried out in a manner 
which prioritises renaturalisation. This will be achieved over time 
as individual development sites come forward, guided by the 
provisions of the CFAS and this SURF. 

Camac Renaturalisation 

•	Promote and protect native riparian vegetation along the 
Camac watercourses 

•	Ensure that a minimum 20m vegetated riparian buffer from 
the top of the riverbank is maintained / reinstated along the 
Camac watercourses within any development site proposing 
redevelopment and/or a significant extension. 
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•	Wider areas will be required in strategic locations as outlined 
in Policy NIOS1 Objective 3, to deliver major parks. 

•	Such areas shall be designed in a manner which provides 
for a natural transition between the vegetated riparian 
buffer and more formal areas. Development proposals 
within 30m of the top of the bank of all watercourses shall 
be accompanied by an Ecological Impact Assessment, 
prepared by a qualified Ecologist and in line with Guidelines 
for Ecological Impact Assessment in the UK and Ireland, 
Terrestrial, Freshwater and Coastal (CIEEM 2nd ed 2016). 

Ensure that the regeneration of City Edge avoids inappropriate 
development in areas at risk of flooding, avoids new 
developments increasing flood risk elsewhere and promotes the 
renaturalisation of the River Camac. 

SWRM2 Objective 1: 

Ensure that all proposed developments take into account the 
recommendations of the SDCC City Edge Strategic Flood Risk 
Assessment and where appropriate are accompanied by an 
individual site level Flood Risk Assessment. 

Policy 
SWRM2: Flood Risk and Camac Renaturalisation 

SWRM2 Objective 2: 

Continue engagement with the Office of Public Works and 
Dublin City Council regarding the River Camac with a view to: 

•	 Strategic support for the emerging preferred options in the 
Camac Flood Alleviation Scheme as they affect City Edge 

•	 Ensuring proposed solutions support the City Edge 
objective of renaturalisation of the River Camac and 
delivery of a linear park 

•	 Ensuring all relevant development proposals contribute 
towards the objectives of renaturalisation of the River 
Camac, provision of a linear park and the delivery of the 
Camac Flood Alleviation Scheme as part of provision of 
natural infrastructure and surface water management 
approaches. 

SWRM2 Objective 3: 

To promote the renaturalisation of the Camac watercourses 
and protect native riparian vegetation by ensuring that a 
minimum 20m vegetated riparian buffer from the top of 
the riverbank is maintained / reinstated along the Camac 
watercourses within any development site proposing 
redevelopment and/or a significant extension.
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2.16  NATURAL AND BUILT HERITAGE 
The SDCC City Edge lands are mainly industrial in character with 
limited built heritage elements. The main natural heritage element 
is the Grand Canal which is a proposed Natural Heritage Area 
(pNHA).

The notable sites within the SDCC City Edge boundary are as 
follows: 

•	Flat Cemetery, Greenhills: Identified in the Record of 
Monuments and Places (RMP) as item Ref. DU022-002. 

•	Ballyfermot Bridge, Gallanstown: Bridge over the Grand 
Canal identified in the Record of Protected Structures (RPS) 
as item 116 ‘stone bridge’. 

•	Grand Canal: Proposed Natural Heritage Area (pNHA); Site 
code 002104. 

The National Inventory of Architectural Heritage (NIAH) also lists 
buildings and structures of merit (post 1700) that may or may not 
be protected structures. In addition to Ballyfermot Bridge, two 
locks along the Grand Canal within the SDCC part of City Edge are 
referenced in the NIAH.

While it will be important to safeguard and protect all heritage 
assets, the regeneration of City Edge also presents the potential for 
their enhancement.

2.16.1  GRAND CANAL PROPOSED NATURAL 
HERITAGE AREA (PNHA) 
An area either side of the Grand Canal is designated as a proposed 
Natural Heritage Area (pNHA), one of seven in South Dublin 
County. The area along the Canal is also identified as the focus of 
a major linear park for City Edge which will cater for recreation and 
active travel, while also providing for biodiversity and space for 
nature. Policy NCBH4 Objective 1 in the Development Plan written 
statement seeks to 

‘ensure that any proposal for development within or adjacent 
to a proposed Natural Heritage Area (pNHA) is designed and 
sited to minimise its impact on the biodiversity, ecological, 
geological and landscape value of the pNHA particularly plant 
and animal species listed under the Wildlife Acts and the 
Habitats and Birds Directive including their habitats’. 
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A buffer zone will therefore be applied to any 
development close to the pNHA. This will be 
implemented as follows: 

Grand Canal pNHA Buffer Zone 

•	No buildings will be permitted within 50m 
of the pNHA boundary, or within the pNHA 
boundary itself. Where demolition and 
redevelopment of a site is taking place 
and where an existing building footprint 
is within 50m of the pNHA boundary or 
within the pNHA boundary, no replacement 
or new building or extension to a building 
shall encroach within the pNHA boundary 
or within 50m of the pNHA boundary. 

•	Between 50m and 30m of the pNHA 
boundary, only streets/roads, footpaths, 
cycleways and car parking will be 
permitted. 

•	Within 30m of the pNHA boundary, and 
within the pNHA boundary no development 
will be permitted except in exceptional 
circumstances where footpaths, cycleways 
and bridges may be considered. 

•	All development within 50m of the pNHA 
and within the pNHA boundary will be 
required to adhere to the requirements set 
out below. 

In addition, development proposals must meet the requirements set out below. 

Requirements for Development along the Grand Canal and pNHA 

Ecological Impact Assessment  
All development proposals within 50m of the Grand Canal pNHA boundary, 
within the pNHA boundary, and within 30m of the top of the bank of all 
watercourses shall be accompanied by an Ecological Impact Assessment, 
prepared by a qualified Ecologist and in line with Guidelines for Ecological 
Impact Assessment in the UK and Ireland, Terrestrial, Freshwater and 
Coastal (CIEEM 2nd ed 2016). 

Biodiversity Management Plan  
All development proposals within 50m of the Grand Canal pNHA boundary, 
within the pNHA boundary, and within 30m of the top of the bank of all 
watercourses shall be accompanied by a Biodiversity Management Plan 
(BMP). The BMP shall be prepared by a qualified ecologist and guided by 
relevant best practice guidelines and established techniques for habitats 
present. 

The BMP shall incorporate the following measures: 

•	The preservation of existing hedgerows, treelines, woodland, scrub and 
other semi-natural habitats where possible; 

•	High value historical boundary hedgerows shall be retained and 
management details included; 

•	Where hedgerows, treelines, woodland and other semi-natural habitats 
are to be retained, details of their management and protection should be 
provided in a Habitat Management Plan (HMP); and 

•		Opportunities to enhance the biodiversity value of SUDS measures where 
relevant should be included in Habitat Management Plans. 
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Landscape Plan  
All development proposals along the Grand 
Canal shall be accompanied by a detailed 
landscape plan, prepared by a suitably 
qualified landscape architect and qualified 
ecologist. 

•	The landscape plan shall address the varying 
topography of the site and shall have regard 
to the proposed Natural Heritage Area and 
the Protected Species using this corridor. 

•	The plan shall also include details of hard 
and soft landscaping, proposed species and 
sensitive lighting. 

•	Where new canal crossings (i.e footbridges/
cycle bridges) are proposed, they shall be 
designed so as to avoid fragmentation of 
linear habitats associated with the Grand 
Canal corridor. 

•	Applicants shall retain existing features 
of ecological value as classified by the 
ecologist and demonstrate that the 
landscape treatment contributes to 
ecological connectivity, increases overall 
natural habitat (through quantification of 
areas to be provided), provides a buffer 
for wildlife through appropriate planting 
schemes, avoids disturbance and minimises 
lighting and disturbance (lighting if 
necessary to be designed in line with ILI 
Guidance Note 8 Bat and Lighting and any 
superseding guidance). 

Ensure the protection and where appropriate, the enhancement of natural and 
built heritage assets in the regeneration of the City Edge area. 

Policy 
NBH1: Natural and Built Heritage 

NBH1 Objective 1: 

To protect identified built heritage items included on the Record of Monuments 
and Places and Record of Protected Structures which comprise the Flat 
Cemetery, Greenhills and Ballyfermot Bridge, Gallanstown, respectively, and to 
also protect other features or buildings of merit. 

NBH1 Objective 2:

To protect the Grand Canal pNHA including its biodiversity, ecological and 
landscape value. 

NBH1 Objective 3: 

Development in the vicinity of the Grand Canal pNHA will be required to adhere 
to the buffer zone requirements, and to submit an Ecological Impact Assessment, 
Biodiversity Management Plan and detailed Landscape Plan to include the 
information set out above. 

NBH1 Objective 4: 

Development proposals within 30m of the top of the bank of all watercourses 
shall be accompanied by an Ecological Impact Assessment, prepared by a 
qualified Ecologist and in line with Guidelines for Ecological Impact Assessment 
in the UK and Ireland, Terrestrial, Freshwater and Coastal (CIEEM 2nd ed 2016).
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Figure 12: Heritage and Local Assets location.

City Edge SURF Strategy2

Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026  |  105



2.17  RE-PURPOSING OF EXISTING BUILDINGS AND ADAPTABILITY 
OF NEW BUILDINGS 
The reuse, repair, adaptation and upgrading of existing buildings for 
more intensive uses is a key component of promoting sustainable 
development and achieving compact growth and can also be 
a catalyst for regeneration. Urban form in City Edge is mainly 
industrial in character with most buildings dating from the last 
few decades. There is scope to reuse and adapt some of these 
structures for different uses; warehouses could be reused as urban 
workspaces, maker spaces or media studios, for example. From a 
sustainability standpoint, reusing existing structures is often more 
environmentally friendly than demolition and rebuilding, in that 
embedded carbon is retained, carbon associated with materials for 
new build is reduced, and the shift towards a circular economy is 
supported.

The County Development Plan contains many policies and 
objectives supporting adaptive reuse of buildings in different 
contexts: - historic industrial buildings (NCBH16 Objective 1), 
protected structures (NCBH19 Objective 4) and public buildings 
(QDP11 Objective 2). Policy EDE4 Objective 9 seeks that proposals 

and initiatives that seek to re-purpose redundant or declining uses 
in important urban locations are considered. Other policies and 
objectives promote the use of low embodied energy and materials 
with low carbon emission in public buildings (QDP11 Objective 2) 
and reuse and recycling of materials (QDP11 Objective 3). 

Within City Edge, flexibility will be permitted in relation to certain 
design parameters such as height, plot ratio and frontage, etc. 
where an existing building is being re-used and where it is difficult 
to achieve required standards on the site. 

Ensuring new buildings are adaptable will also be an important 
aspect of new development in City Edge, allowing for different uses 
to be accommodated as economic circumstances and technologies 
change, and ensuring residential development is adaptable to 
be suitable for people at all stages of life and facilitates aging in 
place. The Development Plan reflects these issues through Policy 
QDP7 Objective 9 which seeks to promote long-term adaptability 
in residential and mixed-use developments; and policy COS3 
Objective 4 which seeks adaptability in community buildings. 
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Support the reuse, repair, adaptation and upgrading of existing 
buildings where they align with the vision and aspirations of 
the City Edge SURF, and promote adaptable design of new 
buildings within City Edge. 

RPB1 Objective 1: 

To support the retention, renovation and reuse of existing 
buildings, as opposed to demolition and new build, where 
appropriate. 

RPB1 Objective 2: 

To facilitate flexibility in relation to design parameters such as 
height, plot ratio and frontage, etc. where an existing building 
is being adapted or re-used and where it is difficult to achieve 
required standards on the site. 

Policy 
RPB1:

Re-Purposing of Existing Buildings 
and Adaptability of New Buildings 

RPB1 Objective 3: 

To support designs for new buildings within City Edge that 
are adaptable for different uses. 

RPB1 Objective 4: 

To support residential developments within City Edge that 
promote universal design and aging in place. 
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2.18  ENERGY 
Chapter 10 of the Development Plan written statement contains 
policies and objectives on aspects of energy such as Policy E3 
‘Energy Performance in Existing and New Buildings’; Policy E5 
‘Low Carbon District Heating Networks’; Policy E6 ‘Waste Heat 
Recovery and Utilisation; and Policy E7 ‘Solar Energy’, all of which 
are applicable to City Edge. 

Priority Action 15 of the City Edge Strategic Framework is to  
‘Carry out a detailed Energy Management and Energy Provision 
Feasibility Study and as part of this work engage further with 
Codema’. In this context, SDCC and DCC commissioned Codema 
(the energy agency for Dublin) to carry out an energy feasibility 
study during 2023 and 2024. The recommendations from that 
study have informed this SURF. 

With respect to methodology, Codema first outlined the existing 
climate policy for the key energy sectors (heat, electricity 
and transport) and identified the current energy related GHG 
(greenhouse gas) emissions within the City Edge area, by census 
‘small areas’; this was followed by projecting the future energy 
demand and emissions for the project area, and identifying the 
potential decarbonisation pathways for City Edge. A series of 
recommendations were then made, many of which are reflected in 
the policies and objectives set out below. Other recommendations 
e.g. in relation to active travel and public transport, and re-use 
of existing buildings, are reflected in the policies in the relevant 
section of this SURF. Requirements relating to district heating are 
factored into the phasing of the SURF. 
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Implement measures to facilitate low carbon energy planning to meet the 
needs of future residential and employment growth within City Edge. 

ENG1 Objective 1: 

To require the development of renewable energy and low carbon technology 
projects in tandem with population and employment growth. 

ENG1 Objective 2: 

To maintain a GIS-based database of low-carbon technology (energy 
providing) installations within the City Edge boundary. This should include 
information on the size, type, grid connection details (where applicable) and 
energy generation of each installation. 

Policy 
ENG1:

Energy Planning 
2.18.1  ENERGY PLANNING 
Energy planning is built on evidence-based 
forward planning, which is essential to 
ensure that the project area will have the 
required infrastructure in place to serve 
new developments with low-carbon and 
low-cost technologies and to allow for the 
integration of different energy systems. 
A GIS-based database of low-carbon 
technology (energy providing) installations 
is recommended within the City Edge 
boundary. This should include information 
on the size, type, grid connection details 
(where applicable) and energy generation 
(kW peak, annual kWh) of each installation. 
This will allow tracking of progress toward 
targets and updates to facilitate pathways 
to respond to future cost fluctuations and 
account for the proportion of identified 
potential that has been realised. 
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Implement measures to increase energy efficiency in buildings. 

Policy 
ENG2:

Energy Efficiency in Buildings 

ENG2 Objective 1: 

To require the submission of energy assessment/statement forms with 
applications for new developments which should include general details 
relating to energy use within the development such as annual and peak demand 
for heat and electricity, floor area, BER, heating system details, details of 
renewables on site, EV charging details, etc. To link this assessment form to 
the GIS-based database of low-carbon technology installations, that has been 
recommended in Policy ENG1 Objective 2 above. 

ENG2 Objective 2: 

To work with Dublin City Council with a view to ensuring consistency of 
information captured in the authorities’ respective energy assessment/
statement forms for the City Edge area. 

2.18.2  ENERGY EFFICIENCY 
IN BUILDINGS 
To increase energy efficiency in 
buildings, the aim is to reduce energy 
use as much as possible, such as by 
reducing heat loss with better building 
fabrics. The remaining low amount of 
energy required should be covered 
to a very significant extent by energy 
from renewable sources. The Codema 
report recommended several measures 
including energy assessment/statement 
form for new developments, linked 
to the GIS database of low-carbon 
technology installations. 

110  |  Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026



To reduce carbon emissions by making better use of existing building stock and to 
promote circularity in the design of new buildings within City Edge. 

Policy 
ENG3:

Embodied Carbon 
2.18.3  EMBODIED CARBON 
Embodied carbon refers to the amount 
of carbon emitted from all the activities 
associated with the construction of 
a building. It encompasses the entire 
lifecycle of the building, from procuring 
the raw materials, transforming these 
materials into construction products, 
the transportation of the materials, 
how they are incorporated into a 
building, any work done refurbishing or 
repurposing the buildings, as well as the 
subsequent maintenance, and eventual 
demolition and disposal of the building 
at the end of its life. The revised Energy 
Performance of Buildings Directive (EU) 
mandates that Lifecycle emissions will 
need to be calculated and disclosed for 
all new buildings from 2030. 

ENG 3 Objective 1: 

To make better use of the current building stock, including vacant and under 
used properties in order to reduce the generation of additional embodied carbon 
emissions from the demolition of existing buildings and the construction of 
new buildings, where this aligns with the vision and aspirations of the City Edge 
SURF. 

ENG3 Objective 2: 

To require developers to carry out a Life Cycle Assessment (LCA) of planning 
proposals, with the aim of reducing embodied carbon in buildings through better 
design and innovation in low carbon construction materials and processes.

ENG3 Objective 3: 

To promote circularity in the design of buildings within City Edge, whereby 
buildings are constructed that are adaptable to extend their life, or that can 
be disassembled, allowing products to be easily reused in other buildings and 
to promote the reuse and recycling of materials to reduce construction and 
demolition waste. 
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2.18.4  HEAT 
Codema’s analysis shows that district 
heating is likely to be feasible in City Edge, 
based on the projected future heat demand 
associated with residential and non-
residential buildings. The energy feasibility 
study found that while the entirety of City 
Edge can feasibly support a DH network by 
2070, the Red Cow (SDCC) and Naas Road 
(DCC) Districts (as outlined in the City Edge 
Strategic Framework (2022)) have been 
identified as the recommended DH zones in 
the shorter term. Within the SDCC area, the 
Red Cow & Cherry Orchard and Long Mile 
PDAs incorporate the identified areas for 
district heating. Further engagement with 
Codema will be required to identify more 
specific areas. The 9B sewer was identified 
as a potential source of waste heat. SDCC 
will engage with Uisce Eireann regarding 
realising this potential. SDCC has also been 
engaging with other potential large waste 
heat providers and consumers and will 
continue this liaison in the context of an 
upcoming County wide energy strategy. 

Promote the harnessing of waste heat for district heating within City Edge. 

Policy 
ENG4:

District Heating 

ENG4 Objective 1: 

To support the development of district heating infrastructure in tandem with 
population and employment growth. 

ENG4 Objective 2: 

To work with Dublin City Council to identify and reserve a site(s) for an energy 
centre for district heating. 

ENG4 Objective 3: 

To support (subject to appropriate planning considerations) developments 
involving large heat customers that can act as an anchor load for a district heating 
network within 2km of a proposed energy centre site. Such developments may 
include hospitals, care facilities, retirement homes, swimming pools, leisure and 
sports installations, and large public buildings. 

ENG4 Objective 4: 

To require new developments in the relevant areas to connect to district heating 
networks when they come on stream. This will be achieved by mandating projects,  
that are mid-density or greater, to use a centralised wet heating system. 

112  |  Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026



ENG4 Objective 5: 

To engage with Uisce Eireann to explore the potential of sewer water 
waste heat recovery for use in district heating networks within City Edge. 

ENG4 Objective 6: 

To require development proposals for new industrial and commercial 
developments and large extensions to existing premises, where the 
processes associated with the primary operation of the proposal 
generates significant waste heat, to carry out an energy analysis of 
the proposed development and identify the suitability for waste heat 
recovery and utilisation on site and with adjoining sites. 

ENG4 Objective 7: 

To require waste heat owners to provide details of their waste heat 
source (available heat capacity, available temperatures, estimated 
annual hours waste heat is available, and coordinates for location of 
the waste heat source) to inform heat plans and further district heating 
opportunities in the area. 

ENG4 Objective 8: 

To encourage engagement with existing and proposed uses that may 
produce or consume significant waste heat regarding future proofing for 
connection, or connection to, any existing or proposed district heating 
project. 

2.18.5  ELECTRICITY 
The electricity analysis performed as part of the 
City Edge Energy Feasibility Study looked primarily 
at solar photovoltaics as this is more practical in 
an urban environment such as City Edge, than 
other forms of electricity generation such as 
wind turbines. Heat pumps and district heating 
networks can also play a part when it comes to 
electricity management. Heat pumps can convert 
excess electricity in the grid to heat at times of 
low electrical demand, so the network can act as 
a ‘thermal battery’. Storing energy in this way is 
cheaper than other electrical storage methods. The 
energy feasibility study also recommended that 
a GIS-based database of PV installations should 
be maintained for those projects which come 
through the planning process. SDCC will continue 
to engage with ESB Networks and Eirgrid regarding 
meeting future electricity demand within City Edge 
in a sustainable manner. 
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Promote sustainable electricity generation within City Edge to 
meet existing and future requirements. 

Policy 
ENG5:

Electricity 

ENG5 Objective 1 : 

To continue to engage with ESB Networks and Eirgrid regarding 
meeting future electricity demand within City Edge in a 
sustainable manner. 

ENG5 Objective 2: 

To support the adoption of thermal energy storage due to its 
suitability in urban environments. 

ENG5 Objective 3: 

To support the use of waste heat for electricity generation. 

ENG5 Objective 4: 

To promote the development of PV arrays, including building 
integrated PV arrays where feasible, particularly where the 
electrical demand profile matches PV output profiles, and where 
these installations can be installed on Council-owned buildings 
or on Council-owned land. 

ENG5 Objective 5: 

To maintain a GIS-based database of PV installations for 
those projects which come through the planning process. 
This will require developers to provide information 
including the size, type, grid connection details and energy 
generation of each installation. 

ENG5 Objective 6: 

To support the development and/or reinforcement of 
electricity grid infrastructure (transmission/distribution 
network, transformer stations, etc.) to enable greater 
quantities of renewable electricity to be supplied to the 
grid and for greater levels of demand (buildings, vehicles, 
etc.) to be decarbonised through electrification. 
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2.19  UTILITIES 
Utility infrastructure demand requirements were estimated as part 
of the urban design analysis that informs this SURF for electricity, 
potable water and foul drainage demand. The figures do not 
account for current capacity. The City Edge partners SDCC and 
DCC will continue to engage with the utilities providers regarding 
ensuring provision of infrastructure required to cater for this 
demand. An important aspect of City Edge is to support processes 
which help to fast-track to net-zero emissions and nature-
based solutions. In the case of drainage, there is the potential 
to significantly reduce load on the existing foul sewer network 
through nature-based solutions and SuDS and to free up capacity 
to accommodate growth across the area. In the case of energy 
and heating traditionally fuelled by electricity and gas, there is the 
potential to make use of waste heat from sources such as the sewer 
network and from uses that typically produce waste heat. In the 
case of potable water, there is potential to reduce the demand on 
consumption through rainwater harvesting locally for water uses 
that do not require potable water such as flushing toilets, thus 
reducing demand on the system as the area grows.

Surface water infiltration of the foul system is a significant problem 
within City Edge. The 9B sewer has limited capacity and the 
regeneration of PDA areas will require the assessment of the impact 
of redevelopment proposals on a case-by-case basis. The wider City 

Edge area is predominantly serviced by a combined surface and foul 
network and local and district measures to separate surface water 
from the foul network will be required as part of new development 
in City Edge. Proposals will be required to provide on-site SuDS and 
coordinated district solutions for SuDS in accordance with South 
Dublin County Council’s Sustainable Drainage Systems (SuDS) 
Explanatory, Design and Evaluation Guide, 2022 to create capacity 
in the foul network. In some exceptional cases in City Edge and at 
the discretion of the Planning Authority, where it is demonstrated 
that SuDS devices are not feasible to fully address the servicing 
of a proposed site, approval may be given to install underground 
attenuation tanks or enlarged pipes in conjunction with other 
devices as part of the SuDS train. Such alternative measures will be 
considered in tandem with SuDS and foul capacity. 

Section 11.1 of the Development Plan Written Statement, provides 
policies and objectives in relation to water supply and wastewater 
in the County and Policy IE2 Objective 2 provides support for the 
delivery of the key water services projects in the County, including 
the upgrade of the 9B foul sewer. In addition, the main written 
text of the County Development Plan, including Section 11.2 and 
Section 4.2.2, sets out policies and objectives in relation to surface 
water and groundwater in the County. 
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UTL1 Objective 1: 

To continue to engage with utility providers including Uisce 
Eireann, Gas Networks Ireland, ESB and Eirgrid to ensure 
requirements are in place to service the regeneration of the PDAs 
and the wider City Edge area in a timely and sustainable manner. 

UTL1 Objective 2: 

To continue to collaborate with Uisce Eireann and Dublin City 
Council with a focus on: 

•	 Implementing a programme of local interventions to free up 
foul network capacity to include reducing infiltration of the foul 
sewer network with surface water 

•	 Supporting the 9B upgrade project to provide medium and long-
term foul drainage capacity in City Edge 

•	 Engagement in relation to the potential for waste heat from the 
9B sewer being harnessed for district heating 

•	 Ensuring adequate water supply 
•	 Ensuring sustainable surface water infrastructure and measures 

to mitigate flood risk in City Edge, with an emphasis on nature-
based solutions. 

Prioritise the servicing of the City Edge Priority Development Areas. 

Policy 
UTL1:

Utilities UTL1 Objective 3: 

To continue engagement with ESB Networks regarding 
future power requirements including identifying sites for 
substations. 

UTL1 Objective 4: 

To work with the relevant agencies to ensure that the design 
of utilities infrastructure such as electricity sub-stations is 
appropriate for an urban context. 

 

Implementation – Foul Water 
Developers will be required to engage with UE on foul capacity 
to - 

•	Investigate opportunities to reduce infiltration of ground 
water, 

•	Reduce surface water misconnections, 

•	Demonstrate the existing servicing demand of a subject 
site and 

•	Demonstrate the net foul servicing demand for the 
proposed development. 
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Implementation – Surface Water 

•	Developers will be required to bring the surface water 
network to overland attenuation including swales, ponds, 
etc. 

•	A Regional Surface Water Management Plan will be required 
for each PDA/Neighbourhood, prior to commencement of 
development and must be integrated with community park 
provision. 

•	In some very exceptional cases in City Edge and at 
the discretion of the Planning Authority, where it is 
demonstrated that SuDS measures are not feasible to fully 
address the servicing of a proposed site, approval may be 
given to install limited underground attenuation tanks or 
enlarged pipes in conjunction with other devices as part of 
the SuDS train. Such alternative measures will be considered 
in tandem with SuDS and foul capacity. 

Implementation – Electricity Substations 

•	Electricity substations may be located at strategic locations 
within PDAs, or within the City Edge area on sites outside of 
PDAs. 

•	Urban locations for consideration may include beside or as 
part of a shared parking building, or at the edge of a local 
centre area. 

•	Substation design in an urban context should integrate with 
other buildings to form a unified streetscape. 

•	Innovative building designs in terms of architectural interest 
will be promoted.

City Edge SURF Strategy2

Proposed Variation No 3  |  City Edge Strategic Urban Regeneration Framework 2026  |  117



2.20  HIGH VOLTAGE OVERHEAD LINES  
Policy IE5 Objective 2 of the Development Plan seeks the 
undergrounding of all electricity cables and other utilities in urban 
areas.   There are a number of high voltage (HV) overhead lines 
running through the City Edge area and it is an objective of the 
project that these overhead lines should be undergrounded.  The 
advantages of undergrounding are that it would significantly 
reduce the extent of development land that would be lost due 
to the wayleaves and separation distances associated with 
overhead lines and would improve visual setting and placemaking 
potential.  The emerging best-performing scenario of the feasibility 
study carried out during 2024 and 2025 (Feasibility Study 
on the Potential Undergrounding of High Voltage Electricity 

Lines at Inchicore, Bluebell and across the City Edge Project 
Area, Dublin) would combine trenching and tunnelling methods 
and would result in the release of just over 32ha of land for 
development while facilitating improved placemaking potential for a 
much wider area.      

However, undergrounding these assets is expensive and requires 
extensive technical analysis to establish feasibility.  The 
Council will continue to engage with Eirgrid, ESB Networks, 
the Land Development Agency, Dublin City Council and 
external consultants regarding the recommendations 
of the feasibility report, with a view to implementing 
underground routes identified as feasible and beneficial. 
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HVL1 Objective 1: 

To continue to engage with the ESB, Eirgrid, the Land 
Development Agency and Dublin City Council with a view to 
implementing the undergrounding of high voltage overhead 
lines, subject to feasibility and cost / benefit analysis 
including factors such as technical, social, environmental, and 
economic considerations. 

HVL1 Objective 2: 

To ensure that development meets required separation 
distances / wayleaves and an acceptable design standard in 
the event that undergrounding does not take place; 
or any required separation distances / wayleaves in an 
undergrounded scenario.   

HVL1 Objective 3: 

Design statements will be required for development sites 
close to high voltage overhead lines. 

To support the undergrounding of high voltage overhead 
lines within the City Edge area in order to release developable 
land and to facilitate placemaking by improving visual amenity. 

Policy 
HVL1: High Voltage Overhead Lines 

HVL1 Objective 4: 

Planning applications for relevant sites should ensure 
layouts are designed in such a way that they can be 
implemented resulting in a satisfactory urban design, with 
or without the area under the overhead line corridor.  A 
design statement will be required to demonstrate this.   

HVL1 Objective 5: 

Overhead line corridors may remain as temporary green 
space and biodiversity areas, but shall not be counted 
for purposes of calculating open space requirements / 
provision. 
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2.21  SEVESO SITES 
COMAH sites also known as Seveso sites, are defined as industrial 
sites that, because of the presence of dangerous substances in 
sufficient quantities, are regulated under EU Directive. There are 
three Seveso sites within the SDCC area of City Edge, one upper 
tier and two lower tier sites as follows: 

Upper Tier Establishments   
BOC Gases Ltd. Ireland, Bluebell Industrial Estate 

Lower Tier Establishments   
Irish Distillers Ltd, Robinhood Road  
Kayfoam Wolfson, Bluebell Industrial Estate 

Risk contour mapping was carried out by consultants engaged 
by SDCC and DCC for the above sites, in consultation 
with the HSA, and in the context of the HSA Guidance on 
Technical Land-Use Planning Advice (2023), and the output is 
reflected in terms of the uses and intensities proposed in the PDA 
layouts.  Subsequent risk contour mapping was undertaken by the 
HSA and this indicated that the Irish Distillers site would impact on 
the proposed location for the Naas Road Luas Stop.  SDCC 
will continue to engage with the HSA, NTA and TII regarding a 
potential solution for this issue which may include mitigation where 
applicable.   

Standard HSA Guidance should be followed for all relevant 
proposed developments and the HSA will also be consulted 
by the Planning Authority as a matter of course for all relevant 
developments during the development management process. 
Section 9.11 and Policy EDE26 of the CDP 2022-2028 should  
also be adhered to.
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SEV1 Objective 1: 

To continue to engage with the HSA regarding individual 
planning applications within the City Edge area affected 
by Seveso site risk contours. 

SEV1 Objective 2: 

To continue to engage with the HSA, TII and 
NTA regarding the proposed location of the Naas Road Luas 
stop with a view to mitigation of risk from the Irish Distillers 
site. 

SEV1 Objective 3: 

To continue to engage with the LDA and 
DCC regarding investigating issues surrounding the 
relocation of Seveso sites. 

To recognise that areas of City Edge are constrained 
by Seveso sites and to ensure development is in alignment 
with the PDA layouts, which have been prepared in accordance 
with expert advice, taking account of the HSA Guidance on 
Technical Land-Use Planning Advice (2023) and consultation 
with the HSA.  

Policy 
SEVL1: Seveso Sites within City Edge 

SEV1 Objective 4: 

To encourage and promote the relocation of Seveso sites 
and their associated land uses to more appropriate 
locations outside the City Edge area. 

SEV1 Objective 5: 

To prioritise new development within the PDAs when 
calculating accumulation of risk associated with land use 
within contours. 

SEV1 Objective 6: 

To ensure that there is no increase in land use or intensity 
of Seveso operations that would increase societal risk 
or extend the risk zone contours.  Extension to existing sites 
may be permitted (subject to planning assessment) provided 
there is no increase in risk. 

SEV1 Objective 7:  

New Seveso sites will not be permitted within the City Edge 
area.
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Figure 13: Pylon corridor of OH lines and Seveso Site locations.
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2.22  CLIMATE ACTION 
It is an Overarching Strategic Objective of the SURF ‘to create a climate resilient new urban quarter based on active travel and public 
transport, compact settlements, multi-functional blue-green infrastructure and sustainable energy’. Climate resilience fundamentally 
underpins the overall approach to regeneration set out in the policies and objectives of the document, as follows:  

City Edge will be a compact 
settlement on regenerated 
brownfield land making better 
use of land in close proximity 
to Dublin City Centre.   

City Edge will be a transport-
oriented development where 
the PDAs have been selected 
and the layouts of the PDAS 
have been designed around 
active travel and public 
transport, giving priority to 
sustainable movement. 

City Edge has been 
designed along 10-minute 
city principles meaning that 
daily services, facilities and 
amenities will be within a short 
walk or cycle while higher order 
services will be accessible via 
public transport. 

The starting point for the 
design of City Edge was 
the existing network of blue 
and green infrastructure 
including the Canal, the River 
Camac and its tributaries, 
Lansdowne Valley Park and 
Walkinstown Park.   

City Edge will have significant 
green cover including 
major parks, community 
parks, greenways, green 
corridors, SuDS features, 
street trees, and open space 
within developments. 

The design of City Edge 
is based on sponge city 
principles with a high level of 
green cover, permeable 
surfaces, interlinked blue 
and green spaces and corridors 
and SuDS features.   

The regeneration of City Edge 
will encourage, support and  
facilitate the development of 
district heating schemes and 
other low and zero carbon 
energy projects. 

Regeneration will promote 
adaption and reuse of existing 
buildings, adaptability of new 
buildings and the circular 
economy.
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