Ireland 2040

National Planning Framework
Stage One Submission
Promoting Balanced Development in the
Greater Dublin Area
March 2017

genvest.ie

genvest.ie

Contents
Executive Summary..................................................................................................................................... 1
Promoting Balanced Development in the Greater Dublin Area ............................................................ 2
1.

Introduction........................................................................................................................................................................ 2

2.

Population Growth in Dublin City & the Greater Dublin Area.............................................................................. 2

3.

Imbalance in Land Use Planning and Public Transport Infrastructure.............................................................. 2

4.

Impact of Current Development Trends.................................................................................................................... 6

5.

Looking to Ireland 2040 ................................................................................................................................................ 9

Figure 1 - Map of the Greater Dublin Area. Source – nationaltransport.ie.......................................................................... 3
Figure 2 - Dublin Council Areas. Source – volunteersouthdublin.ie .................................................................................... 3
Table 1 – CSO Census Data ............................................................................................................................................................. 2
Figure 3 - Distribution of Dublin Suburban Grade A Office Space prepared by QRE Real Estate Advisors ............. 3
Table 2 - Grade A Office Space Distribution by Dublin Region – data produced by QRE Real Estate Advisors .... 4
Table 3 - Population and Grade A Office Space Dún-Laoghaire Rathdown and Fingal ................................................. 4
Table 4 - Socio Economic Group Population Dún Laoghaire-Rathdown and Fingal ....................................................... 5
Figure 4- Taken from Irish House Price Report Q4 2016 produced for Daft.ie by Ronan Lyons ................................. 6

genvest.ie

Figure 2 - Map of the Greater Dublin Area. Source
– nationaltransport.ie

Area

Population 2016
Census

Dublin City

553,165

Dún Laoghaire-Rathdown

217,274

Fingal

296,214

South Dublin

278,749

Greater Dublin Area

1,345,402

Figure 1 - Dublin Council Areas. Source –
volunteersouthdublin.ie

Executive Summary
Ireland 2040 and the creation of a new National Planning Framework provides a unique
opportunity to develop a dynamic yet sustainable vision for how and where our people will
live, work and travel around the country. Dublin as the epicentre of the nation’s economy is key
to this successful vision for the future.

Since the adoption of the last National Spatial Strategy in 2002 the population of Dublin has grown by
almost 20%. However, this population growth has not been evenly spread throughout the Greater
Dublin Area. The greatest population increase since 2002 has been in Dublin Fingal with an increase
of more than 51%. Population in the areas of Dublin City, South Dublin and Dún Laoghaire-Rathdown
has increased by 11.5%, 13% and 17% respectively (data from the 2002, 2006 and 2011 censuses).
Office developments and transport infrastructure throughout this time however, have been
concentrated in South Dublin and Dún Laoghaire-Rathdown. These areas have benefitted from the Red
and Green Luas lines and have thus attracted large scale Grade A office developments. This
concentrates development along the west and south of the M50 corridor. Dún Laoghaire-Rathdown
which holds 16% of Dublin’s population, has over 4 million sq. ft. of existing Grade A office space with
a further 3 million sq. ft. proposed. Fingal, which holds a much larger proportion of Dublin’s population
(22%), is home to Dublin Airport and is a key region on the Dublin-Belfast corridor, only has 25% of
similar type office space.
This imbalance in land use and office space distribution has many implications. House prices close to
large scale office developments with good public transport links increase. People therefore look to live
in more affordable areas in West and North Dublin. Motorway congestion, especially along the M50
corridor, increases as people are forced to use their cars to commute to work. Further development
along the M50 corridor in North Dublin is restricted in order to protect the strategic function of the
motorway and avoid further congestion. However, this only serves to perpetuate the problem.
The Government has now committed to developing Metro North in their Capital Plan. This will greatly
benefit the large North Dublin population and will facilitate ease of access to the City Centre. However,
it is not clear if it will serve any other large scale office developments, other than at Dublin Airport and
will not provide a much needed transport link to the large business parks that already exist along the
M50.
In order to break from this cycle of ‘business as usual’ development we must not only look at how we
would like the Greater Dublin Area to be in 2040 but must address the issues that exist today. A number
of key principles have been identified which can be included in the National Planning Framework which
will serve to rebalance the employment opportunities and population distribution across the Capital:
 Promotion of development along the Dublin-Belfast Economic Corridor
 Promotion of public transport to serve future developments in North Dublin
The implementation of policies that promote these key principles within the new National Planning
Framework will be vital to protect Dublin’s strategic road network which is key to the Capital’s
competiveness in the global economy.
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Promoting Balanced Development in the Greater Dublin Area
1. Introduction
Ireland’s capital city is the driver of growth for the Irish economy and is key to the nation’s
competitiveness on an international scale. Dublin, as the “Gateway to Europe” is fast becoming one of
the most attractive global cities for doing business. Large scale development outside the City Centre
however, has been mainly focused in West and South Dublin, along the M50 corridor. In contrast, North
Dublin despite its increasing population, the proximity of Dublin Airport and the Dublin-Belfast
Economic Corridor, has few office developments of a standard that would attract international clients.

2. Population Growth in Dublin City & the Greater Dublin Area
The population of Dublin has increased by almost 20% since the adoption of the last National Spatial
Strategy in 2002. This population increase has not however, been consistent across the Greater Dublin
Area. As can be seen from the table below, the population of Dublin Fingal increased by 51% since
2002 in comparison to an average of approximately 13.8% across the other Dublin regions. In fact
Fingal has had one of the largest population increases in the country over the past twenty years both
in real and percentage terms.
Area

Population Change 2002-2016

Percentage Change

Dublin City

57,384

11.57%

Dún Laoghaire-Rathdown

25,482

13.29%

Fingal

99,801

50.81%

South Dublin

39,914

16.71%

222,581

19.81%

Greater Dublin Area
Table 1 – CSO Census Data

3. Imbalance in Land Use Planning and Public Transport Infrastructure
The population growth throughout the Capital however, has not been matched with appropriate
employment opportunities and transport infrastructure to sustainably support people’s needs. Office
developments outside of Dublin City Centre, have been focused primarily in the Dún LaoghaireRathdown and South Dublin administrative areas leading to an imbalance in the employment
opportunities that exist for the wider Dublin population. Similarly, the development of new public
transport infrastructure over the last twenty years has also been concentrated in these areas.
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3.1. Disparity in Distribution of Grade A Suburban Office Space
As can be seen from the map in Figure 1 below, large scale Grade A office developments outside of
the City Centre have been concentrated around the M50 corridor. The largest developments in the
county are found to the west and south of this corridor in the South Dublin and Dún LaoghaireRathdown regions. Detailed statistics can be seen in Table 2 overleaf.

Figure 3 - Distribution of Dublin Suburban Grade A Office Space prepared by QRE Real Estate Advisors

This trend is set to continue with almost 3,125,000 sq ft. of office space proposed for development in
South County and Dún Laoghaire-Rathdown. The DAA have recently been granted planning
permission for approximately 400,000 sq. ft. of Grade A office space at Dublin Airport. This is a
welcome advance but does not serve to address the imbalance in any significant way.
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Existing Grade A
Office Space Sq.
Ft.

Grade A Office Park

Proposed Grade
A Office Space
Sq. Ft.

Dublin Region

Airside

350,000

-

Fingal

Dublin Airport

100,000

400,000

Fingal

Northwood

325,000

-

Fingal

Blanchardstown

650,000

-

Fingal

Eastpoint

1,500,000

-

Dublin City

Parkwest

900,000

-

Dublin City

Liffey Valley

130,000

-

South County

Citywest

1,750,000

110,000

South County

Dundrum

350,000

-

Dún Laoghaire-Rathdown

Sandyford

2,000,000

1,200,000

Dún Laoghaire-Rathdown

South County Leopardstown

775,000

285,000

Dún Laoghaire-Rathdown

The Park

700,000

230,000

Dún Laoghaire-Rathdown

Cherrywood

690,000

1,300,000

Dún Laoghaire-Rathdown

Table 2 - Grade A Office Space Distribution by Dublin Region – data produced by QRE Real Estate Advisors

The disparity in the concentration of office developments is most clearly seen between the Dún
Laoghaire-Rathdown and Fingal administrative areas as highlighted in Table 3 below. Despite having
6% more of the overall Dublin population, being home to Dublin Airport and being at a key location on
the Dublin-Belfast Economic Corridor, Fingal is currently severely underserved in terms of Grade A
office developments to provide employment for its expanding population and highly skilled workforce.
Area

Population
2016

% of Total
Dublin
Population

Existing Grade
A Office Space
(sqft)

Proposed
Grade A Office
Space (sqft)

Total Office
Space (sqft)

Dún LaoghaireRathdown

217,274

16%

4,515,000

3,015,000

7,530,000

Fingal

296,214

22%

1,425,000

400,000

1,825,000

Table 3 - Population and Grade A Office Space Dún-Laoghaire Rathdown and Fingal

4

genvest.ie

This distribution of Grade A office space, which is associated with a highly skilled work-force is also
not correlated to the socio-economic groups that live throughout Dublin county. As can be seen from
Table 4 below, Fingal and Dún Laoghaire-Rathdown have a similar population of skilled workers as
per the 2011 Census.
Socio Economic Group

Dún Laoghaire-Rathdown

Fingal

Employers and Managers

53,518

54,886

Higher Professionals

28,317

20,505

Lower Professionals

31,326

36,027

Total

113,161

111,418

Table 4 - Socio Economic Group Population Dún Laoghaire-Rathdown and Fingal

This concentration of highly skilled jobs to the west and south of Dublin means that the large workforce
living in North Dublin is heavily reliant on accessing jobs either in these areas or in the City Centre.
3.2. Uneven Investment and Implementation of Transport Infrastructure
Over the past twenty years North Dublin has benefitted greatly from the expansion and upgrading of
the DART line. The DART facilitates a large number of people who commute to the City Centre on a
daily basis. However, apart from jobs located in Dublin City there are a limited number of developments
which are directly accessible via the DART line. East Point Business Park which operates a shuttle bus
from Clontarf Road DART station is the only Grade A office development of significance which is served
by this line. People living in North Dublin in areas that are not served by the DART rely heavily on Dublin
Bus and private bus operator services to commute to the City Centre. Commuting by private car is the
only method of accessing the large developments along the M50 corridor.
The development of the Red and Green Luas lines have provided much need public transport
infrastructure for the people of West and South Dublin. These lines provide ease of access to the City
Centre but also serve the large office developments in the South Dublin and Dún Laoghaire-Rathdown
areas.
The commitment to Metro North in the Government’s Capital Plan is a welcome development for the
population in North Dublin and will no doubt facilitate significantly shorter travel times for those living
in Fingal and travelling to the city for work. There is currently an additional 3.1 million sq. ft.1 of office
space under construction in Dublin City and Docklands. The people of North Dublin will benefit from
these increased employment opportunities as will the wider Dublin population. However, the
introduction of Metro North, which is not set to be open to new passengers until 2026/2027, will not

1 JLL 2016 Dublin Office Market Outlook
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alleviate the existing issues of people accessing the motorway network to commute to work in the
large business parks in South Dublin and Dún Laoghaire-Rathdown.

4. Impact of Current Development Trends
4.1. Rise in property prices forces people to move to areas where housing is more affordable
The concentration of highly-skilled employment opportunities and public transport infrastructure in
South Dublin and Dún Laoghaire-Rathdown increases the demand for housing in these areas. This in
turn leads to increased property prices and as a result people are forced to look for homes in areas
that are more affordable. The latest daft.ie report on Irish Property Prices in Q4 2016 highlights the
disparity in property prices across the Greater Dublin Area. As can be seen from the infographic below
the average house in South Dublin costs more than 50% more than the average home in the west or
north of the Capital.

Figure 4- Taken from Irish House Price Report Q4 2016 produced for Daft.ie by Ronan Lyons
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4.2. Motorway congestion increases to unsustainable levels
With the disparity in house prices across the Capital, North Dublin becomes an area of choice for many
people to live and therefore commuting to their jobs in the business parks in West and South Dublin
on a daily basis. There are no public transport services to connect them to their places of work without
multiple modal changes and therefore using their cars to travel along the M50 corridor is the only
option.
This leads to additional congestion on Dublin’s motorways which is now reaching unsustainable levels.
The M50 Demand Management Report produced by the NRA in April 2014 found that without the
implementation of demand management measures such as additional tolling, 50% of the sections of
the M50 will be operating above safe capacity by 2023. This report acknowledges that the high
numbers of people commuting daily from North Dublin and travelling southbound on the M50 is having
a particularly significant impact on motorway congestion:
“[T]he data suggests that [the] significant congestion issues are occurring on the M50 in
particular the southbound direction during the AM period.” (Pages 9&10, M50 Demand
Management Report, April 2014).
4.3. Further office development along the motorways is restricted
In order to protect the strategic function of Dublin’s motorway network and in particular the M50 orbital
route, further office development along the motorways except at existing or committed public transport
nodes is restricted (Chapter 7 Greater Dublin Transport Strategy 2016-2035). The implementation of
this policy means that large scale suburban development in the Greater Dublin Region is primarily
focused in South Dublin or in Dún Laoghaire-Rathdown near existing Luas lines. Development in North
Dublin is limited to the few areas that are appropriately zoned and beside the proposed Metro North
or DART lines or at other transport hubs such as Dublin Airport. Airside Business Park, is the only Grade
A office development of significance along the M1 motorway which critically links Dublin and Belfast.
The imbalance in the distribution of Grade A office space throughout the county is then perpetuated
as this cycle continues and people communting from North Dublin to the business parks in the west
and south increase.
There are a number of key sites in Fingal along the M50 corridor, close to large suburban settlements
and zoned for General Enterprise and Employment and High Technology Employment business.
Coordinated and sustainable development of these areas would provide a large employment base for
the growing North Dublin population. As these sites however, are close to the strategic road network
and are not currently directly served by existing public transport, development is being restricted.
Proposals for any medium to large scale office developments at these sites have been met with strong
objections from Transport Infrastructure Ireland and the National Transport Association due to the
potential impact they may have on the motorway network. However, it is precisely development in
these key areas of Fingal that is required to alleviate pressure on the road network. Such developments
would help to foster stronger business links with Northern Ireland through expansion along the DublinBelfast Corridor. High quality developments close to Dublin Airport would be attractive to large multinational and domestic companies that can also benefit from the large highly-skilled local workforce.
Over time this will serve to reduce the number of people who live in North Dublin and have to travel
long distances along the M50 to commute to work.
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4.4. The cycle of the imbalance in development throughout the Greater Dublin Area
continues

Office development concentrated in South Dublin
& Dún Laoghaire Rathdown on M50 corridor

Large scale public transport infrastructure
concentrated in these areas

House prices rise forcing people to live in more
affordable areas in North & West Dublin

Daily commuters accessing the motorway
networks create congestion

Further development along the motorways except
at public transport nodes is restricted
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5. Looking to Ireland 2040
Adopting policies that promote balanced development across the Greater Dublin Area will be key to
harnessing the future potential of Dublin and in turn, the rest of Ireland. To do this greater employment
opportunities need to be created for the people of Fingal and North Dublin. This needs to be supported
by investment in public transport services to cater for the office developments that provide these
opportunities. This in turn will reduce the need for the people living in these areas to travel long
distances along the M50 to work and will serve to alleviate the current capacity issues that the
motorways are experiencing. The National Planning Framework could serve to address these issues
by adopting a number of key principles:
 Promotion of development along the Dublin-Belfast Economic Corridor
Large scale developments at key sites along the Dublin-Belfast Economic Corridor should be
promoted. Developments at strategic sites in Fingal and North Dublin would be easily accessible
and would serve the growing population in these areas. There should be a focus on providing
employment opportunities within communities in Fingal and North Dublin to reduce the need for
commuters to access the M50 to travel to work. Expansion along the Dublin-Belfast corridor from
Dublin Airport to Belfast would serve to reinforce Dublin as a European Capital City and would also
strengthen ties to Northern Ireland.
 Promotion of public and private transport to serve future developments
Public transport infrastructure throughout North Dublin and along the Dublin-Belfast corridor should
not solely be focused on the commuter’s journey to Dublin City Centre but should also serve key
strategic sites that have been identified for future development. Additional services could link into
the existing DART and COMMUTER train lines and the new Metro North and facilitate travel across
the whole of North Dublin. The commuter journey should be seen as a multi-modal journey similar
to other large European cities. Committed private transport infrastructure provided by developers
should also be considered as a means of travel for commuters in the initial stages of development.
The creation of a new National Planning Framework provides us with the opportunity to envisage the
type of county we want to develop for the people of Ireland in the year 2040. However, as important
as it is to look towards the future it is also vital that we implement policies that address the current
issues. In order to avail of the many opportunities that exist, development of Dublin should be
appropriately balanced across the whole county. The development of North Dublin and Fingal with its
proximity to Dublin Airport and on the Dublin Belfast Economic Corridor is a key opportunity that must
be seized to further boost the Nation’s economy and provide employment for the growing population
in these areas.
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