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Planning Submission with regard to Planning Application - F17A/0373 
Lands at New Road, Ballisk, Donabate, Co. Dublin.  

 

 

Dear Planning Department,  

I would like to make the following submission on the above planning application in relation to which 

I have serious concerns and reservations. 

Introduction  

Firstly, whilst we all recognise the need for housing and new developments given the current 

housing crisis, it is important to make it clear that there must not be any reduction in the quality of 

planning applications permitted and furthermore, the type of housing of each development must 

contribute positively to the area and ensure sustainability whereby it does not impede on future 

generations of people living in Donabate.  

As someone who has was born and raised on the Peninsula, I am proud to represent the area of 

Donabate and Portrane and I am eager that this area be protected and treated with extreme 

sensitivity.  Donabate is an exemplary area of natural beauty surrounded by EU designated sites.  

Each and every development must positively contribute towards the makeup of this and therefore 

add something to this unique area by its overall mix. It is crucially important  that this development 

demonstrates its merits and clearly shows all the principles of sustainable development whereby the 

new houses provide not only for the current generation of people that live in Donabate, but also for 

future generations of the Donabate / Portrane Peninsula.  

I also note that there were no discussions or consultation between the developer and/or its 

consultants with the community in relation to the Scheme but it was discussed in full with the 

Council’s Planning Department. I strongly feel that the lack of consultation with the community from 

the inception of the plans is a lost opportunity in terms of achieving community gain.  

In addition, within this introduction I want it to be noted that there are serious shortfalls within the 

documentation that accompanies the application, the reports and the justification for the Scheme in 

its entirety. The merits of the Scheme do not present strongly in this application and it appears that 

the Scheme is simply about building and delivering units. The layouts are poor when considered as a 
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whole and in addition, the design of the units and integration within the overall Donabate emerging 

area is not apparent. Much more needs to be done in this regard. 

I would also like to point out, where is the synergy of this proposed development within the 

Masterplan and neighbouring estates and with the future development of the Ballymastone lands, 

which will also include housing, an educational and recreational hub, schools as well as pedestrian 

and cycle links? Again this is piecemeal planning and a full visual impact assessment needs to be 

furnished.  

Parking within the Scheme   

This Scheme is in effect a housing estate densely populated with duplexes in an area which is a fair 

distance from the village with practically no parking onsite. The provision of parking within this 

development for visitors is also inadequate and will certainly result in excessive parking on existing 

narrow roadways. This may in time cause difficulties with entry for emergency vehicles, etc. which 

has already been the case in established estates within Donabate that have the provision for two 

parking spaces. With the lack of parking within the development and given the historical issues of 

footpaths within Donabate that we have all experienced  from housing estates into the village / train 

station and the huge issues that they present namely Turvey Avenue, Beaverstown Road and 

Beverton Residents, there is a need for adequate improved  footpaths and infrastructure to the 

village from this location prior to commencement of building as in its current layout, it is piecemeal 

planning and there is a need for this to be a provision within the Scheme. Currently the walk from 

this location to the village has very poor footpath provision and lighting and this will need to be 

addressed also within the Scheme. 

I strongly recommend that the applicant be demanded to demonstrate clear pedestrian and cycle 

routes through to the village and the train station in order to ensure that this development fully 

integrates with the important village fabric of Donabate which lacks certain provisions as 

demonstrated above. 

I also request that the Council demand a full parking audit for the Scheme and how it may impact on 

the adjacent residential estates which have casual parking as a result of the proximity of both the 

train station during the weekdays and also the retail unit known as Scrum Diddleys which has a huge 

parking requirement both during the week and at the weekends. Currently at this location there is 

very poor pedestrian access and given that this new development would undoubtedly result in 

increased traffic demands on the New Road, Donabate, there needs to be an extremely detailed and 

comprehensive engineering solution put in place to address these issues. 
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Parking availability must be increased and the principles of sustainability promoted within the 

overall Scheme in relation to walking / cycling / public transport, as the reality is for the vast majority 

of people / families currently living in the Peninsula, they are heavily reliant on cars to meet their 

transport needs as per the census 2016. With a minimal public transport system currently serving 

the area, and particularly at weekends, almost every house in Donabate currently uses a car. A car is 

also an advantage given the Peninsula’s close proximity to both the M1 and M50 which also attract 

buyers to the area.  Extending the DART to Balbriggan and including Donabate as part of this and 

providing increased walking and cycling options is something that should be provided by the 

Government who ultimately is the entity looking to see these lands be developed. 

Community Audit  

There is a significant deficit of local infrastructure in the area given that Donabate has grown several 

fold over the last fifteen years.  

There is no community audit within the application to show that there are sufficient amenities and 

provisions capable of taking this development in Donabate, particularly in relation to school places, 

crèches, childcare, public transport, retail provision etc, given this is the First Phase of development 

at this location and overall Masterplan for this area. 

I note that the primary schools are at capacity and this application does not demonstrate how the 

area can assimilate this Scheme with its future population.  The Scheme is not in keeping with 

surrounding estates and will afford its residents little or no amenity and wholly relies on a transport 

system that currently is not available in Donabate. 

The open space strategy within this application is not to the fore and I therefore do not consider it of 

merit. This Scheme will therefore put further pressure on the existing limited amenities and facilities 

in Donabate. There is a need to put the amenities of the existing residents to the fore including 

public transport, pedestrian facilities, schools, retail, crèches and recreational facilities.  

I wish to highlight the pressure on existing community recreational facilities such as a GAA / Soccer / 

Hockey/Tennis and Athletics Clubs and the Cultural, Community and Artistic groups and 

organisations which are struggling to provide adequate services for the existing population in the 

area.  

Again, the site is zoned and is an area that can accommodate new houses which are urgently 

required but the Scheme needs to be better integrated within the surrounding estates and proper 

infrastructure put in place prior to any build. There should also be a community gain provided as a 

percentage within the conditions. 
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Another point of concern within this application, is that there is no regard within the application for 

meeting the housing needs of the older population who may want to downsize or those with 

disabilities. Again, I cannot stress enough the importance of both of these points. 

 

Social Housing  

From my reading of the application, it does not demonstrate where or how much social housing is 

being provided. I ask that the Applicant demonstrates the provision of social housing in accordance 

with Part V of the Planning and Development act 2000 (As Amended) in accordance with the proper 

planning and development of the area.  As someone who was born and reared in a social house in 

the 1970’s, I along with my brothers and sister were fortunate to have access to a front garden and 

back garden in a very modest 3 bedroom house and I believe that the provision of garden space 

should not be seen as a luxury, but rather as an important aspect of all family housing. It is my 

opinion that it should be a condition of a Grant of Permission that only ten percent of this 

development can be allocated for social housing and to ensure that the development is not passed 

on to any Housing Association following a Grant of Permission, so that those individuals and families 

living or renting in the area can have the first opportunity to purchase within the development. 

The current generation of children growing up on the Peninsula may wish to remain and set up 

home themselves on the Peninsula and they must be afforded the opportunity to do so and must be 

given priority in any new developments. 

 

Flooding 

There is a history of flooding in Donabate and specifically along New Road which always has localised 

flooding along its length due to run off from the lands at Corballis by reason of their slope, location 

and typography. I wish to make the following specific points in relation to this application. I wish to 

note that I have examined the plans and particulars of the application in full.   

I wish to state that there is a need for more information and a policy in dealing with flooding which 

needs to be recognised within this application given the uncertainties inherent in the prediction of 

flooding and the fact that flood risk is expected to increase as a result of climate change and also 

given the history of this area of land. With regard to this application, the Developer should be 

required to support the funding of flood defences needed for the development, either partially or 

fully, given there is a moderate risk of flooding that may not be fully addressed with climate changes. 
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It is my opinion that a more detailed flood risk assessment is necessary with this application given 

the local history of flooding on these lands and indeed the New Road. 

I wish to state that there is also a requirement for an EIS in this application given the Applicant has a 

masterplan with further development on the lands. Whilst it is sub-threshold, it is the first part of an 

application of hundreds of housing units at this location given the lands around this development. 

This may be considered to be project splitting in this instance. A full EIS should be provided to assess 

this development and what is proposed in accordance with the Planning Regulations.  

I would also like to note that this proposed development is located on lands whose suitability for 

development has not been fully assessed to the same degree as those lands within the Local Area 

Plan and therefore my request for a full EIS and a more detailed flood risk assessment should be 

noted. 

 

Traffic Impact Assessment 

It is my opinion that there has been no true traffic impact assessment with this application given the 

application wants to develop a link road through The Links estate and has not indicated what the 

traffic movements or conditions are on the Portrane Road.  The entrance to The Links estate is 

already a very busy junction with currently no pedestrian crossing and given this new proposed road 

would have more traffic and pedestrian movement, there is a need for a pedestrian crossing to be 

installed at the entrance. There are no safety measures attached to the development of such road 

and no assessment of pedestrian safety. This needs to be addressed with further information sought 

prior to any Grant of Permission, given the current level of construction traffic already on the 

Portrane Road.  A Construction Management Plan and Traffic Management Plan needs to be 

submitted with this application and construction traffic for this development should only be allowed 

on the New Road and construction traffic restrictions must be part of an overall condition of Grant. 

No development should commence until the new LIHAF funded ring road has commenced in full and 

no units under any circumstance should be occupied until the new distributor road is fully 

operational. A Phasing Scheme should be requested by the Applicant in this regard to ensure that 

there is no undue traffic congestion further inflicted on the residents of Donabate / Portrane. I also 

would like to note that in the event of a Grant of Planning Permission, that if such a link road is to be 

developed, it should be subject to consultation with local residents including the residents of The 

Links housing estate. A condition should be given that the alignment of the New Road is fully away 

from the current houses within The Links estate, given the route of the link road that was shown on 

the 2006 Local Area Plan map indicated a spur further east that is included in this planning 
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application. The lands closest to the village that are not developed are The Spires East and these 

lands should be developed first and the route of The Links road be decided then.  With regard to the 

new link road, I also propose that in the event of a Grant, that condition is set whereby the new link 

road does not become operational for motor vehicles or construction traffic until such time as the 

new distributor road is operational.  

 

Cycle-ways and Walkways 

The Applicant needs to further demonstrate the provision of cycle-ways and walkways within the 

application as currently the information is inadequate and needs to be addressed. It is my 

considered opinion having read the plans and particulars, that there is a need to see cycle-ways and 

walkways not only within the Scheme and the overall masterplan, but also improved cycle-ways 

/walkways connecting to Donabate Village, Donabate Beach, Ballymastone Sport and Recreational 

Campus and to the local schools in the area. 

Wastewater Treatment 

It is my opinion that in any development within Donabate and Portrane there should be no 

temporary wastewater treatment within planning applications given the proven history in other 

areas of Fingal and for any planning application to have merit it should not be using any temporary 

resources for a grant of application. The area currently has a wastewater treatment plant that has 

capacity and in fact is taking waste water from our neighbouring communities in Rush and Lusk and 

therefore any proposed new developments in Donabate should be utilising same. 

Height and Design of the Houses 

The height and design of this planning application will create an impact on the Donabate landscape. 

The Scheme is crammed with housing which has no merit. The Design Statement does not provide 

any information or analysis to justify the extent of the layout and I consider that this is a major flaw 

in the Scheme.  In addition, there is no explanation in the Masterplan as to how this Scheme 

integrates with adjoining housing estates.  This application does not highlight this and again stands 

to be piecemeal development given the planning of three bedroom homes with extra space in the 

attic. To summarise, the provision of housing in this area needs to be in keeping with the overall 

surrounds and the Developer should be providing the community with community gain  such as 

sporting and recreational facilities to be provided in the form of all-weather playing pitches, 

playgrounds and other suitable amenities for a mixed residential neighbourhood given that there is 
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an over demand for sporting facilities (playing pitches) in the Donabate area and the lack of garden 

space within the development and small communal space within the design. 

The erection of 3 storey residential units on this site needs to be examined as a duplex house plan is 

a multi-family home consisting of two separate units but built as a single dwelling. The two units are 

built either side-by-side, separated by a firewall, or they may be stacked. Duplex home plans are 

very popular in high-density areas such as busy cities or on more expensive waterfront properties 

but not in a rural peninsula which already has a historic transport deficit and indeed there is no 

transport system at this location at all. Furthermore, the visual impact of these duplexes will be 

overbearing at this location. I would also like to note from my own research, that duplex units are 

not suitable for families in the same way as detached, semi-detached and terraced houses are. 

It states in the Applicant’s Masterplan that “the lands are within 600m of the train station and Dublin 

Bus Services (less than a 5 minute walk). Dublin Bus operates a bus service to the town of Portrane 

(number 33b bus route), which links Portrane to Swords. The lands are within proximity to the Rail 

Station with approximately 25 no. commuter trains serving Donabate daily” 

I would like to point out that at peak morning times there are only eight trains travelling to the city 

between the hours of 7.00am and 9.00am and within evening peak times 5.00pm-6.00pm there are 

only four trains travelling back to Donabate which are already oversubscribed. There is currently no 

direct link by bus to Dublin City throughout the day apart from early morning service. The 

development is also more than 600m to the train station and 500m to the nearest bus stop. 

It also states in the Masterplan that the lands are served by an existing footpath which connects the 

lands to the centre of Donabate. This footpath is wholly inadequate with very poor lighting along the 

stretch to Donabate Village and currently in parts you cannot even walk a buggy or wheelchair on 

the full stretch of footpath.  There also needs to be a recognition to improve and upgrade the quality 

of footpaths/cycle-ways towards Donabate Golf and Tennis Club and the very popular amenity of 

Donabate Beach. 

I wish to stress the importance of this given that this is a large scale development in an area which 

already has serious transport issues. The Design Statement does not address this issue and discusses 

proposals into the future which may not even occur. 

In the Masterplan it further states “The overall design intends to give the area a sense of place and 

identity with an opportunity to create distinct character areas”. It is my considered opinion that the 

design of the houses, whilst subjective, are of a type that we have seen already in Fingal and  

particularly in Swords, Lusk and Adamstown which have proven difficulties to owners and this 

development  should be accompanied by the best of the best of house designs. There is a need for a 
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design that follows the idioms of those located within the surrounds of this application, and there 

are no duplexes in the surrounding area. Any duplexes within Donabate are currently within a 

minute walk to Donabate Train Station and central to the village. This application is neither. A full 

Visual Impact Assessment is essential in this planning application and needs to be sought for full 

clarity of this application.  

The applicant needs to further demonstrate it’s use of materials , brick ,stone etc within the scheme  

to ensure  the highest quality and there can be no considering of “render” in any part of the scheme 

as  this type of finish has proven to appear not to be able to take the test of time. Quality stone 

should be included along with high quality finishes such as metal cladding / zinc / etc.  

 

To Summarise 

In summary, the layout is piecemeal, poor and has no regard to topography, at its location and its 

setting. This needs to be revised and indeed the lack of garden space needs to be addressed as a 

matter of priority. Parts of this site should not be built on at all and using it as open space with 

communal lawns does not provide a high-quality environment for future residents and relies again 

on all the amenities of the existing area to the detriment of the existing residents. The Scheme 

should enhance the area and add to Donabate and not take from it.  

There has been no regard for the topography of the said lands and it should be made very clear as to 

what ground levels and soil removal should take place considering the amount of development on 

the site and the sensitivity of these lands. 

I therefore recommend that the number of duplexes is significantly reduced or, preferably omitted, 

from this planning application given both its distance from the village and the fact that duplex units 

are not in keeping with surrounding estates.  

The Applicant should be requested to provide a full audit of housing needs and wants in the village 

over the next ten years rather than merely inserting market driven houses.  

To summarise, these specific subject lands are not in the Local Area Plan (they are included in the 

overall Masterplan for the area) these lands are in the category of Phase Two of the Local Area Plan 

and accordingly, this planning application should not be developed until such time as the Donabate 

distributor road is fully operational. 

I support sustainable phased developments in Donabate which fully comply with both the Local Area 

Plan and the County Development Plan and where they are of merit, well designed and contribute 

mailto:Adrian.Henchy@cllrs.fingal.ie
http://www.adrianhenchy.ie/


 

 
Cllr. ADRIAN HENCHY 

 
Tel: 087 681 4485 

Email: Adrian.Henchy@cllrs.fingal.ie 
T: @adrianhenchy 

www.adrianhenchy.ie 
 
 

“PUTTING THE COMMUNITY FIRST” 
 

something positive back into the area. However, in my opinion, there are a lot of shortfalls in this 

proposal. The only merit at this stage is the provision of housing, but the Scheme does not provide 

additional amenities and given that there are inadequate footpaths / cycle facilities and limited open 

space, the Scheme needs to be seriously revised and a better type of development proposed on this 

site within Donabate in the interest of the proper planning and sustainable development of the area.  

The Applicant should not be allowed to progress with the Scheme until such time as the Donabate 

distributor road is operational given the already congested traffic on the Peninsula and this needs to 

be clearly outlined within the conditions of planning. I would ask the Planning Department of Fingal 

County Council to note all of my concerns within this application. 

I trust that my significant concerns will be taken on board by the Planning Department.  What 

Donabate does not need is cheap, low cost units being thrown up (the very fact that we call them 

units and not homes says a lot).  If we are to have new developments in Donabate, they must be of 

the highest quality and designed to provide homes for the next generation of Peninsula residents.   

We do not need cheap and tacky solutions.  The housing crisis can just as easily be solved by top 

quality proper housing with proper densities, providing residents with space and gardens.  We need 

to demand the best for Donabate and ensure that the best is what is delivered.  Housing units that 

would not be good enough for other parts of Fingal are certainly not good enough for the Peninsula 

of Donabate and Portane. 

  

Yours Sincerely. 

Councillor Adrian Henchy 

Deputy Mayor of Fingal County Council 

Lifelong Peninsula Resident 

3 Somerton, Portrane Road, Donabate, County Dublin 

 

Working with Darragh O’Brien T.D. and Councillor Darragh Butler Fianna Fáil 
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