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 Inchicore Regeneration Consultative Forum 
 

Eblana House, 1st Floor 
DCC South Central Area Office 

Marrowbone Lane 
Dublin 8 

D08 E120 
 

 

28th November 2022 
 
The Secretary,  
An Bord Pleanála,  
64 Marlborough Street,  
Dublin 1,  
D01 V902  
 
 
 

Inchicore Regeneration Consultative Forum 
 

Observation to ABP re case reference: JA29S.314791 Emmet Road, Inchicore, Dublin 8. 
 

 

Dear Secretary,  

 

On behalf of the Inchicore Regeneration Consultative Forum (the Forum) I am making this observation in 

relation to the Strategic Infrastructural Development case reference: JA29S.314791 Emmet Road, Inchicore, 

Dublin 8 application that was lodged to An Bord Pleanála on 7th October 2022.  

 

The following sections form part of our observation: 

 

Section 1: Vision and Overview from Inchicore Regeneration Consultative Forum (the Forum) 

 

Section 2: Forum Key Observations with regard to Emmet Road Development (ERD) application 

314791 to ABP. 

 

Section 3: Background information about Inchicore Regeneration Consultative Forum (the Forum) 

 

Section 4: Summary 

 

Section 5: Appendices 
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Section 1: Vision and Overview Inchicore Regeneration Consultative Forum (the Forum): 
 

Section 1.a:   The Forum Mission Statement 

Section 1.b:   The Forum Vision 

Section 1.c:   Cost Rental Model 

Section 1.d:   Civic and Community Spaces 

Section 1.e:  Crèche  

Section 1.f:  Sports Pitch 

Section 1.g:  IRCF and ERD application to ABP 314791 

 

Section 1.a:   The Forum Mission Statement 

Since November 2018, the Inchicore Regeneration Consultative Forum (the Forum) , a representative group of 

local stakeholders interested in the Emmet Road Development (ERD), have met and considered all stages of the 

development design process with regard to ERD.   The Forum, established for Dublin City Council (DCC) by 

Kilmainham Inchicore Network (a local network and DCC initiative), Mission Statement states:  

 

“The Inchicore Regeneration Consultative Forum (Forum) working in collaboration with D.C.C. is: 

supporting the development of a high quality, vibrant, stable mixed use urban quarter on the DCC Emmet 

Road site, Inchicore that will be managed in a professional manner (the proposed Development should 

provide secure permanent homes to the Inchicore/Kilmainham Area), while facilitating the local 

community to influence the proposed development in an inclusive, meaningful and genuine way”. 

 

Section 1.b:   The Forum Vision 

The following statement outlined the Forum’s Vision for the large-scale Public Investment Cost Rental 

Development at Emmet Road.  This articulated Vision underpinned all subsequent engagement by the Forum, 

including its regular structured meetings, public consultations, workshops and a co-design process with the ERD 

Integrated Design Team:  

 
This proposed development is welcomed as a unique opportunity to design and create exemplar, 

ambitious, high quality, safe, inclusive, universally accessible community buildings, affordable homes 

built to last and open green spaces.  Exhibiting excellent place making principles, integrating new and 

existing communities and creating a place where people are able to live, work and play in the area should 

all be priorities of the integrated design team.  

 

Ultimately it is the utmost desire of the Forum to create a sustainable community in Inchicore.   

 

From its inception the Forum agreed that informed, meaningful, transparent community engagement 

needs to take place.   

 

Another key deliberation of the Forum is that long term management and maintenance considerations 

should be included from the start.  

 

The development should be an exemplar of a wide range of Climate Action initiatives. 
 

Section 1.c:   Cost Rental Model 

In July 2018, then Minister for Housing, Planning and Local Government Mr. Eoghan Murphy T.D. announced at 

a launch in Richmond Barracks Dublin City’s plan for the largest Public Investment Cost Rental Housing Model 

proposed at the Emmet Road Development.  This announcement was welcomed by the Forum as an affordable 

solution to the housing crises where 420 good quality, affordable, tenant’s homes for life would be build.  

 

In January 2019 the Forum met then Minister for Housing, Planning and Local Government Mr. Eoghan Murphy 

T.D. in Richmond Barracks Inchicore where his use of words such as “exemplar”, “quality homes”, “highest 

standard” and “energy efficiency” were welcomed by Forum delegates as outlining the Government’s 

commitment to delivering the highest standard for this public investment cost rental development.  In the 
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Forum’s meetings with Government Housing Ministers the people of Inchicore and Kilmainham were promised 

a ‘flagship’ project that would be a prototype model of best practice public housing for the future in Ireland.   

 

Section 1.d:   Civic and Community Spaces 

In 2021, the Forum engaged in a research based co-design process with the ERD Integrated Design Team to 

discuss the design of the Library/Community Hub building, the public open spaces as well as spaces for youth 

within the ERD.  Again the objective of the Forum was to work with BMCEA to create the best, most inclusive 

community centre facilities and open spaces that serve the ENTIRE Inchicore community.   

 

In summary, what the Forum believes will best serve our neighbourhood is Community and Civic Spaces that:  
 create a FOCUS for community life and growth and better quality of life for all;   

 create an open and welcoming space for the entire community.   

 serve the local people’s recreational, cultural, arts, sports, social and extra-curricular learning requirements and 

build a stronger sense of community 

 are key to the integration of the new residents into the existing community and crucial to the success [or failure] of 

the ERD 

 add value to and compliment and integrate with the range of existing activities available locally and celebrate the 

rich tapestry of local history, heritage and culture.   

 

The Forum also proposes community management and ownership of the proposed Civic and Community Spaces 

based on an ethos of inclusivity and trust as the best possible outcome for the community. 

 

Section 1.e:  Crèche  

In conjunction with the Forum a report on the Early Learning and Care Needs for Children in Inchicore was 

carried out in 2022.  In summary this report recommended that: 
 

 There is …. a noticeable gap in services for children 0– 2 and 5+ yrs. Any new service should focussed on 

supporting this need for all families in the area – both working and non-working.  

 There is a need for additional full time Early Learning and Care services in the area for children 0 – 6 yrs. 

to accommodate parents working outside 9-5 roles. A need has also been identified for a universal 

service catering for children 13+ yrs.  

 

Section 1.f:  Sports Pitch 

The Inchicore Sports Centre, the only physical building that will be retained on the ERD site, has an 

outdoor seven-a-side pitch (40m*40m), (the pitch) to the west of the building.  In the Development 

Framework Plan, 2019, it was proposed that the pitch be removed from its current location and a new 

pitch located on the roof of the commercial, tranche 5 buildings.  During subsequent design processes 

this proposed new location was deemed unsuitable and now there is no space allocated within the 

ERD to an outdoor pitch.   

 

Given the lack of playing pitches in the Dublin 8 area, and now the proposed removal of another pitch 

as part of the ERD with no replacement site assigned by DCC, The Forum insists that an alternate, at 

least equivalent sized, site is earmarked and a replacement community-use pitch constructed and that 

this requirement is included as part of the ERD planning conditions.  
 

Section 1.g:  IRCF and ERD application to ABP 314791 

The Forum is very surprised that it does not seem to have been mentioned at all in the planning 

documentation submitted, aside from a small mention by Connect the Dots Phase 3 Consultation 

Report in the EIAR.  Given the level of engagement in the design process over the four years we find 

this very disappointing. This omission is all the more surprising given that the Forum was a DCC 

initiative, and funded by it. It is reassuring that this public statutory process allows our voice to be 

heard by ABP and by the inspector reviewing the ERD application, through this observation process.    
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The above summarises the considered views of the Forum, emerging from four years of engagement in 

a consultation process.  Details on how the above views were formed are explained in Section 3 

below. 
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Section 2: Forum Key Observations with regard to ERD application 
 

Section 2.a:  General Observations 

Section 2.b: Climate Crisis and Energy Statement 

Section 2.c: Universal Design 

Section 2.d: Housing Typology 

Section 2.e: Sports Pitch 

Section 2.f: Summary  

     

Section 2.a:  General Observations 

Given the scale of this project, and the fact that it will be the first Cost Rental type initiative for the City of 

Dublin, it is imperative that the development is comprised of buildings of the highest quality that will last for 

over 100 years.   

Given that public money is being spent, it is vital that long term value on investment is the goal, as opposed to 

short term profits arising from a short-sighted commercial approach.   

This substantial investment in public housing, comprising 70% cost rental and 30% social tenure, represents a 

unique opportunity to be an exemplar for the future of housing in Ireland.   

Dublin City Council has a unique opportunity to be ambitious and to get this right, and we do not want to see 

this opportunity wasted.  

 

 The Forum holds Bucholz McEvoy Architects - ERD Integrated Design Team (BMCEA) in the highest 

regard and believes that the design of the ERD is proposed with the highest standards of design 

principles, quality building materials, energy efficiency and climate mitigating initiatives in mind – some 

particular points to note outlined below.   

 The proposed development respects its urban and social context well and its size and scale are 

appropriate for a city urban village.  

 The Forum welcomes the open public spaces anchored in the architectural heritage, especially the three 

new public plazas that will create a strong sense of place. 

 The Forum welcomes the use of the Garden Courtyard Housing Model and the creation of three large 

inner courtyards (“walled gardens”) within residential blocks  

 The Forum welcomes the increased level of the permeability proposed throughout the site, as well as 

the green edges proposed for the remade urban streets.   

 The active street frontages proposed, as well as the level of bike mobility is very welcome. 

 In terms of sustainability and climate resilience the use of optimised daylight within the residential 

buildings is very welcome. 

 The Forum welcome that 50% of the apartments have dual aspect 

 The maximum floor to ceiling heights to meet daylight requirements is also welcome  

 The fact that all stair/lift core access have natural light illumination is very welcome 

 The two double height visual gateways providing a link between the apartment block’s communal open 

space and the public street is well designed and welcomed 

 The Forum welcome the fact that all apartments have a view to the outside world from opening their 

front door. 

 The minimising of corridor lengths and maximising their widths to 1.8m in the residential buildings is 

appreciated.  

 The light colour proposed for the outer building fabric reflecting light is a very welcome design detail. 

 The Forum welcome the design of the shared Community Hub/Library building that respects the input 

from the detailed consultation process with the IRCF sub-committee. 

 The Forum welcome the sustainable environmental strategy demonstrated by the low embodied 

carbon materials, such as timber, and passive ventilation proposed for the Community Hub/ Library 

building 

 The Community Hub/Library space designed to offer flexibility in use, shared spaces and shared access 

to the roof gardens are welcome  
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 The provision of a centralised shared energy centre (with no fossil fuel) with efficient distribution is 

welcome 

 

However 
 We note that financial pressures, since the formal consultation process in March 2022 have resulted in 

a significant increase in the number of studio and 1 bed apartments, with an overall rise from 548 to 

578, without any pro-rata increase in shared facilities and open space.   

 We are extremely concerned by the fact that DCC seems to be required to act as a commercial 

developer, adhering only to the minimum standard at the time they seek planning permission. This may 

be appropriate for short-term commercial return on the investment, but it is not appropriate for long-

term public investment and not suitable for lifetime tenure public housing and a sustainable 

community. We are concerned that this approach will damage the quality of the build and therefore the 

long-term sustainability of the development never mind this unique opportunity to be an exemplar for 

the future of housing in Ireland. 

 The Development Framework Plan (DFP) 2019 brief to the design team lacks vision and a long-term 

future-proofed strategy to ensure: 
o residents have homes that will be suitable throughout their lifetime; 
o minimum energy use and cost; 
o communal spaces and opportunity to grow and share food. 

 The Forum note and are concerned by a paring-back of Development Standards to current minimum 

standards.  

 Development Standard and Building Regulations lag behind the significant demographic, social and 

global changes that are taking place resulting from the pandemic, the war in Europe and critically 

climate change. 

 

In the Forum’s meetings with Government Housing Ministers the people of Inchicore and Kilmainham were 

promised a ‘flagship’ project that would be a prototype model of best practice public housing for the future in 

Ireland.   

But sadly much of the current scheme represents “business as usual” and the application of minimum 

standards, critically in two specific areas: 

 

1. The diverse challenges of Climate Crisis - including those relating to energy, materials, biodiversity, food, 

health and wellbeing;  

2. Universal Design – ignoring the need to construct buildings and apartments that will easily adapt to 

social and demographic changes, as well as the changing health and wellbeing needs of their residents. 

 

Section 2.b: Climate Action and Energy Statement  

The Forum is concerned that the Climate Action and Energy Statement outlined in the ERD application does not 

meet the Government’s 2021 Climate Action Plan (CAP). We believe it is vital that this landmark development 

meets the standards set out in the Government’s plan. 

 

2b.1  Climate Action (Chapter 3 of Draft Dublin City Development Plan 2022-2028):  

The Forum notes that in the ERD application Building Lifecycle Report there is NO mention of the 

National Climate Action Plan 2021: Securing Our Future. 

2b.2: Electrical Energy Requirement  

The Building Lifecycle Report proposes Centralised Air Source Heat Pumps, and we welcome this – but it 

is not proposed to mitigate electrical energy requirements.  We note that these measures do not 

exceed minimum requirements of current Building Regulations. 

2b.3: Building Energy Rating [BER] of A2 and A3:  

a. Is not adequate to meet the Climate Action Plan; 

b. does not optimise on the potential to generate energy using photovoltaic solar power; 

2b.4 Materials 
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Referring again to the ERD Building Lifecycle Report section on materials, we are concerned that no 

independent audit of materials has been carried out to assess the carbon footprint of proposed 

materials. 

2b.5: Climate Action Plan 

Within the ERD Energy Analysis Report Climate Action and Energy Statement will not reach the 

government’s 2021 Climate Action Plan (CAP) target of a 51% reduction in Ireland's overall GHG 

emissions from 2021 to 2030, and to achieving net-zero emissions no later than 2050. These legally-

binding objectives are set out in the Climate Action and Low Carbon Development (Amendment) Act 

2021.   

The Emmet Road Development will be 25 years old in 2050 – it needs to be designed to be generating 

energy and minimal carbon NOW. 

 

2b.6: Nearly Zero-Energy Buildings (NZEB) 

The application’s Energy Analysis Report states that the ERD has been designed to meet NZEB as 

required by the current Building Regulations.  When we add zero energy targets and plus energy targets 

(see figure below) and consider the National Climate Plan target to increase the share of electricity 

demand generated from renewable sources to up to 80% where achievable and cost effective, without 

compromising security of electricity supply. The Forum want ERD to comply with the draft DCDP 2022-

2028 section 3.5.3 Energy that states: “The National Climate Action Plan includes a target to increase the share 

of electricity demand generated from renewable sources to up to 80% where achievable and cost effective, without 

compromising security of electricity supply. The plan outlines a number of measures to deliver this target including 

a new approach to electricity demand management, large scale investment in renewable energy generation, micro-

generation and community-based projects, as well as other supporting measures.” 
 

 

2b.7: Photovoltaics 

In the ERD Energy Analysis Report, section 2.4 photovoltaics (PV) are mentioned as a source of 

renewable energy.  The Forum welcomes the fact that Centralised Air Source Heat Pumps [ASHP] are 

proposed for the Emmet Road Development.  

We request that PV are included within the proposed development, and included as part of the 

Centralised plant arrangement.    

 

2b.8:  Independent Audit – compliance with Climate Action Plan 

The Forum believe the Emmet Road Development needs to be independently audited to ensure that 

the proposed development will be a good long-term public investment, will be fit-for-purpose and will 

set a high standard for public housing that is and will continue to be in full compliance with 

Government Climate Action Plans.  

 

 

Section 2.c:  Universal Design  



 

8 IRCF Observation to ABP re SID 314791 Emmet Road, D8 November 2022 

In general the Forum is concerned that the Universal Access Design Strategy set out in the planning application 

does not meet Objective QHSNO10 Universal Design in the draft Dublin City Development Plan 2022-28 (draft 

DCDP 2022-2028). 

 

With regard to the certain objectives as set out in the draft DCDP 2022-2028, that is to come into effect mid 

December 2022, The Forum believes that the ERD application does not meet the following objectives: 

 

2.c.1  Policy QHSN21 Adaptable and Flexible Housing  

It is the Policy of Dublin City Council: To ensure that all new housing is designed in a way that is 

adaptable and flexible to the changing needs of the homeowner as set out in the Lifetime Homes 

Guidance contained in Section 5.2 of the Department of the Environment, Heritage and Local 

Government’s ‘Quality Housing for Sustainable Communities – Best Practice Guidelines for Delivering 

Homes Sustaining Communities’ (2007) and the Universal Design Guidelines for Homes in Ireland 2015. 

 

2.c.2  Housing for People with Disabilities  

Dublin City Council is committed to implementing the framework for the delivery of housing for persons 

with disabilities set out under the ‘National Housing Strategy for Disabled People 2022-2027”.  In the 

strategy, the term ‘disability’ is used to refer to persons in one or more of the following categories: 

sensory disability, mental health difficulties, physical disability and intellectual disability.  

The National Housing Strategy for Disabled People 2022-2027 has been developed with the objective of 

facilitating the provision of housing options and related services to people with disabilities, to allow 

individual choice and support independent living.  

 

2.c.3  draft DCDP 2022-2028 Objective QHSNO10 Universal Design  

It is an Objective of Dublin City Council: To ensure that 50% of apartments in any development that are 

required to be in excess of minimum sizes should be designed to be suitable for older people/mobility 

impaired people and people with disabilities in accordance with the guidelines set out in the Universal 

Design Guidelines for Homes in Ireland 2015, the DHLG&H’s Design Manual for Quality Housing 2022 

and the DHP&LG & DH’s Housing Options for Our Ageing Population Policy Statement 2019. 

 

2.c.4 Universal Design Guidelines for Early Learning and Care Settings   

There is no mention of compliance with these guidelines that allow for a suite of supports to enable the 

full inclusion and meaningful participation of children with disabilities in Early Childhood Care and 

Education (ECCE) programme. 

 

2.c.5  Changing Places: Revised Part M Building Regulations 

The IRCF feel that the Community Hub – Disability Public Toilet Facilities should be as inclusive as 

possible, particularly for disabled people. There is no mention of the provision of a Changing Place 

(Carer Assisted Accessible Toilet) facility in the ERD despite its inclusion during the consultation process. 

 

 

2.d  Housing Typology 

 

2.d.1  Density 

In July 2018 Minister Eoghan Murphy T.D. announced 420 new homes as part of the flagship Cost 

Rental Model Development at Emmet Road.  Since then the number of units on site has increased by 

33%.  As already mentioned, the Forum note that financial pressures, since the formal public 

consultation process in March 2022 have resulted in a significant increase in the number of studio and 1 

bed apartments, with an overall rise from 548 to 578, without any pro-rata increase in shared facilities 

and open space.   
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 Note: 1b site refers to development currently under construction of 52 assisted living public homes on site adjacent to ERD. 

 

2.d.2  Typology 

Studio and 1 bed apartments account for 49% of all proposed residential units, with the remainder two 

and three bed apartments.  While we are aware that there are 28 different variations of residential 

units across the development that will be able to accommodate a variety of residents’ needs, we are 

concerned that the proportion of studio and 1 bed apartments may be too high.  

We note that in the draft DCDP 2022- 2028 a Housing Needs Demand Assessment (HNDA) was carried 

out for two sub city regions including the Liberties (see Annex 3 to Appendix 1 of draft DCDP 2022-

2028).  It is stated that these areas were selected due to factors that differentiate them from the wider 

city including; 1) higher volumes of smaller housing stock;  2) the presence of significant regeneration 

opportunity lands; and,  3) Their high proportion in recent years of Strategic Housing Development 

applications, dominated by Build To Rent developments and a preponderance of smaller units.  

 

The Forum believe that the criteria outlined above could also refer to the ERD.  

We also note that CSO Census 2022 Small Area Population Statistics (SAPS) will be available mid-2023. 

Also the Forum note that in the ERD Residential Market and Demographic Report part of the ABP 

314791 application that the Electoral District of Kilmainham B was left out of the demand analysis.   

 

For those reasons the Forum request that a full independent housing demand analysis be carried out 

to determine the future community needs in the area, and that this independent analysis informs the 

breakdown in tenure on the ERD.  

 

2e:  Loss of Pitch at Inchicore Sports Centre 

This has already been mentioned above, the Forum insist that an alternate, at least equivalent sized, 

site is ear marked and a replacement community-use pitch constructed and that this requirement is 

included as part of the ERD planning conditions.  

 

2f:  Summary 

Since the foundation of the state 100 years ago this historic site has unfortunately become synonymous with 

housing failure, home first to the slums of Keogh Square and then to the neglect and deprivation of St Michael’s 

Estate. The community in Inchicore does not want to see a third failed housing project on the Emmet Road site.  
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We welcome the Dublin City Council plan to invest in high quality public housing and to develop a model for a 

fully Public Cost Rental scheme.  

 

This scheme MUST be an investment for the long-term, with a building life of 100 years minimum, if it is to be a 

happy, safe health home to a new community that successfully integrates into Inchicore and helps to 

regenerate the wider area. 

 

We see it as a unique opportunity to build exemplar, ambitious, safe, inclusive, universally accessible 

community facilities and affordable rental homes that are built to last, and will form part of a thriving 

integrated community. We believe this vision will not be realised however if short-term commercial 

considerations are allowed to trump the need for the highest standards to be applied in relation to design, 

construction, and climate sustainability. 
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Section 3: Background information about Inchicore Regeneration Consultative Forum (the Forum): 
 

This section outlines the formation of the Inchicore Regeneration Consultative Forum, the Forum; delegate 

composition; purpose and structure; the process of engagement with Dublin City Council (DCC), Buchholz 

McEvoy Integrated Design Team (BMCEA) as well as commitments from Government Minister’s for Housing 

(Planning) Local Government (Heritage) to the Forum in 2019 and 2021.   

 

3.a: Formation, purpose: 

As with all large DCC large scale housing developments the Forum is a structure that DCC Corporate Governance 

Policy considers a best practice means to engage with local stakeholders via the formation of Consultative 

Forums as part of their overall governance... this engagement should provide a means to discuss and resolve 

local concerns and have a strong information exchange component… it is recognised that community input into 

the proposals would be invaluable.   The Forum is one such structure, financially supported by DCC with an 

assigned independent chair, coordinator and assistant. 

 

The Forum, set up in 2018 for Dublin City Council by Kilmainham Inchicore Network (a local network and Dublin 

City Council initiative), mission statement states:  

 

“The Inchicore Regeneration Consultative Forum (Forum) working in collaboration with D.C.C. is: supporting the 

development of a high quality, vibrant, stable mixed use urban quarter on the DCC Emmet Road site, Inchicore 

that will be managed in a professional manner (the proposed Development should provide secure permanent 

homes to the Inchicore/Kilmainham Area), while facilitating the local community to influence the proposed 

development in an inclusive, meaningful and genuine way”  

 

3.b: Delegates: 

In October 2018, 6800 local households (Electoral Districts: Kilmainham C, Kilmainham B, Inchicore A, and parts 

of Ushers A and Ushers F) in the Inchicore and Kilmainham area were leafleted and informed about the 

formation of a Consultative Forum for the Emmet Road Development, with expressions of interest to become a 

delegate sought from suitable representative groups.  An application and selection process ensued and 22 

delegates representing local resident’s associations, community groups, statutory stakeholders, local businesses 

and local elected councillors were selected (see appendix 1 for delegates). DCC officials also are delegates of 

the Forum.  Nineteen of the delegates represent a substantial cohort of the local community within Kilmainham 

C and Kilmainham B Electoral Districts, the population (according to CSO 2016) was around 7600 (3600 

households).  Forum delegates directly represent around 2000 of these households – through resident’s 

associations and community groups.  Also, through the public elected representative delegates networks 

information and feedback is shared/received widely across the community.  The Kilmainham Inchicore Network 

(KIN), a local linked network is kept updated and informed, as well as engaging directly with Forum 

subcommittee work.  KIN shares information widely across the electoral districts of Kilmainham and Inchicore 

about any updates with the ERD.  More information about KIN is outlined in section 3.c.11 below. 

 

3.c: General Process of Engagement: 

Following public town hall meetings announcing the IRCF formation, the inaugural meeting of the IRCF took 

place in November 2018.  

The Forum terms of reference was agreed by the end of 2018.  It sets out the mission statement, participation, 

objectives, structure and process of engagement etc.  Since November 2018 the Forum has met on a monthly 

basis (usually 11 meetings a year).  These one and a half hour meetings were held in person prior to Covid 19, 

and then online during Covid.  In recent months we have returned to meeting in person.   In total 45 meetings 

of the Forum have been held over the last 4 years (see table below).  

The agenda is fixed and at each Forum meeting an update on the ERD project has been given by a Dublin City 

Council official.  Standing items on the agenda include updates on the project developments, management of 

the development as well as affordability: cost rental model.  Since June 2020 BMCEA, the Integrated Design 

team attend alternate months to update delegates on the design process.  As issues arise requests for 
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information are sent to either DCC or BMCEA for clarification.  Delegates share this information with their 

organisations and our local community.   

   

Since 2019 numerous subcommittees of the IRCF have carried out work to review various aspects of the ERD, 

including a Civic and Community Space co-design process with the Integrated Design Team.  The dedication in 

terms of time commitment and actioned tasks, including input into research and reporting, is captured in the 

table below.  Over the last four years over 74 meetings of the 9 various subcommittees have been held; 

relevant outcomes from some of the subcommittees are detailed in the following sections. 

 

 

3.c.1: Meeting with (former) Minister Eoghan Murphy T.D. HPLG, January 2019: 

On the 29th January 2019 the Forum met with the then Minister for Housing, Planning and Local Government 

Mr. Eoghan Murphy T.D. in Richmond Barracks Inchicore.  At that meeting the Forum delegates were pleased to 

hear the following from Minister Murphy  
Firstly, he stated that he is committed to meaningful and inclusive consultation. He said this 

development must be brilliant resulting in other countries saying that they want similar opportunities. 

The Government is moving towards a similar model as exists in Austria where 20% to 25% of all homes 

in Ireland are based on the Cost Rental Model. He is very excited about this Inchicore Development and 

can assure all present that it will be exemplar, with quality homes and infrastructure. He is aware that 

there is a growing frustration about what as is seen as a delay. However, it is not a delay but rather a 

caution to ensure that everything that is done, is done right and to the highest standard. He recognised 

that this needed to be a good fit for Inchicore, he is determined that it will be done right. We want to put 

the public money into important things like energy ratings and efficiency. He wants to build homes not 

houses. He wants everyone to want this project to happen in their country. Let everyone see how we can 

make a success of this. 

 

Words such as “exemplar”, “quality homes”, “highest standard” and “energy efficiency” were welcomed and 

well received by Forum delegates as outlining the Government’s commitment to delivering the highest 

standard for this public investment cost rental development. 

 

3.c.2: IRCF/DCC Workshop January 2020 – to Create Vision for ERD: 

On the publication of the Development Framework Plan for the ERD (September 2019) and subsequent review 

by IRCF, the Forum believed that it did not accurately represent their views.  With that a facilitated Forum 

workshop with DCC ERD Management Team in attendance was held in January 2020 to capture the IRCF Vision 

for the ERD.  In summary the IRCF agreed that:   

 
“To build a sustainable community in Inchicore 

This proposed development is welcomed as a unique opportunity to design and create exemplar, ambitious, high 

quality, safe, inclusive, universally accessible community buildings, affordable homes built to last and open green 

spaces. Exhibiting excellent place making principles, integrating new and existing communities and creating a place 
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where people are able to live, work and play in the area should all be priorities of the integrated design team. The 

following represent the key points from the workshop: 

i) The desire to create a sustainable community is paramount  

ii) As outlined in the analysis, there are strong views held by community representatives on certain 

aspects of the design that need to be considered by the integrated design team.  

iii) Ongoing and continuous public consultation and engagement with the integrated design team from the 

very start of the design process is very important for informed, meaningful, transparent community 

engagement.  

iv) Management and maintenance considerations should be included from the start. The development 

should be an exemplar of a wide range of Climate Action initiatives.” 

 

This articulated Vision of the IRCF underlies the basic premise for all subsequent work carried out by the Forum.  

This large scale public investment cost rental development requires a well-designed quality build that will last 

for the next 100 years.   

The full report from that January 2020 workshop, along with shorter report created for Integrated Design Team 

is available to download from link listed below - appendix 2a and appendix 2b. 

 

3.c.3: Meetings with Integrated Design Team Bucholz McEvoy 2020-2022 

With the appointment of Bucholz McEvoy as the Integrated Design Team for the Emmet Road Development in 

May 2020 regular meetings, onsite “walkabouts”, one-to-one research inquiry sessions and co-design processes 

were organised between delegates and BMCEA.  This engagement process began in June 2020 and continued 

fairly regularly until November 2021. 

In summary, as well as individual meetings with delegates, presentations at IRCF monthly meetings there were 

also co-design engagement processes set up to deepen the understanding and inquiry into how the design of 

the  development might best serve the community.  These processes were part of the work of three Forum 

subcommittees: Civic and Community Space Subcommittee, Early Learning and Childcare support 

subcommittee, Community Hub/ Library and Future Management of Community Facilities subcommittee.  The 

following sections outline the subcommittee’s work and outcomes.    

 

3.c.4: IRCF Civic and Community Space Subcommittee (January 2021-June 2021) IRCF CCSS 

The Civic and Community Space subcommittee worked in a co-design process with BMCEA discussing the 

Library/Community Hub building design, the public open spaces as well as spaces for youth within the ERD.  This 

subcommittee met on a regular weekly basis over a four month period and a subsequent position paper was 

written on their findings and submitted to DCC in June 2021 for their review and consideration.  
“The key objectives outlined in the CCSS Terms of Reference were to: 

a) Research and learn from literature and best practice examples of Community and Civic Spaces.   

b) Utilise this knowledge and engage in a well-informed co-design process with the Integrated Design Team 

to create the best, most inclusive community centre facilities and open spaces that serve the ENTIRE 

Inchicore community. 

c) Mobilise depth of local expert knowledge and resources as an opportunity to engage in co-design process.   

d) Explore the long term community management and maintenance of civic and community spaces and 

ensure that from a governance and management perspective it works seamlessly and serves the ENTIRE 

Inchicore community.” 

The main outcomes from this co-design process are summarised in the following slide discussed at a 

presentation the DCC LCDC (Local Community and Development Committee) meeting April 2021, as follows:  
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The Forum propose community management and ownership of the proposed Civic and Community Spaces 

based on an ethos of inclusivity and trust as the best possible outcome for the community. 

 

The IRCF CCSS Position Paper, 2021 detailed the needs of the community, based on current usages of existing 

spaces available reflecting the intergenerational and wide range of activities that the new spaces would need to 

cater for.  In more recent discussions with BMCEA it was stated that this co-design process, the Forum 

collaborating with BMCEA, led to the community’s issues being deeply explored, discussed and ultimately 

influencing the design. 

See appendix 3 for the full Position Paper from the Civic and Community Space Subcommittee, June 2021.  

 

3.c.5: Early Learning and Care Future Needs subcommittee (June 2021 – April 2022) 

A Forum subcommittee was set up to look at the Early Learning and Care Future needs for Children in Inchicore. 

The main reason for the establishment of this subcommittee was the awareness that a childcare facility would 

be part of the development.  From June 2021 until April 2022 this subcommittee met regularly to discuss how 

future requirements for Childcare services in the area be assessed and then accommodated given the statutory 

obligation of the development to include a crèche facility.  This subcommittee included all the local childcare 

providers in the immediate area around the ERD.  The subcommittee worked with Dublin South City Partnership 

who carried out an independent assessment report in 2022, prepared by Asia Rutkowska, that included 

feedback from local Childcare providers.  In summary this report concluded that:  
1) A universal, full time DEIS-style (Delivering Equality of Opportunity) early learning and care model should 

be implemented for all children living in the area.  

2) The study of existing Early Learning and Care services shows that there are several services currently 

catering for the 2.8 - 5 yr. age group, with a noticeable gap in services for children 0– 2 and 5+ yrs. Any 

new service should focussed on supporting this need for all families in the area – both working and non-

working.  

3) There is a need for additional full time Early Learning and Care services in the area for children 0 – 6 yrs. 

to accommodate parents working outside 9-5 roles. A need has also been identified for a universal 

service catering for children 13+ yrs.  

4) A number of existing services are operating from premises, which often lack in suitable space indoor and 

outdoor and need upgrading in order to cater for children with additional needs. Some of these services 

are in search of suitable premises to relocate to, this should be considered when seeking a tenant. 

5) There is a lack of early intervention services in the area for all children, new developments must keep the 

child at the centre of planning with wrap around services to meet the local needs – such as play therapy, 

mother and toddler groups, early interventions services.  

6) Prioritisation of local families must be a key consideration for any new service advertising childcare.  

7) Further work is necessary to transform offensive behaviours and to achieve and maintain the standards 

of safety and child-friendliness desired for the area. 
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The report was presented to Local Elected Councillors at DCC South Central Area Committee Meeting in April 

2022 and the report was endorsed by them.  It was given to Dublin City Council ERD Management Team and 

IRCF were told that it would be included as part of their assessment of childcare needs within the development. 

See link below for access to full report Appendix 4: Early Learning and Care Future needs in Inchicore Report, 

Asia Rutkowska, February 2022. 

 

3.c.6: Subcommittee on Community Hub/Library Design  & Management of Community Facilities (Feb 

2022+) 

This subcommittee met with BMCEA on Wednesday 30th March 2022 in Richmond Barracks to discuss the 

Community Hub Concept Plan.  The outcome from the process of a series of subcommittee meetings is 

captured in a letter written to DCC ERD Project Manager, Sandra Mc Aleer and to DCC South West Inner City 

Manager, Bruce Phillips, June 2022, see appendix 5.  Also included in the letter was feedback to DCC on the 

invitation by DCC to the subcommittee to consider community manage of the future community space.   In a 

recent meeting with BMCEA (9th November 2022) the Forum were informed how the 30th March 2022 meeting 

and subsequent observational letter (see appendix 5) had influenced the further detailed design of the 

Community Hub/ Library building.  In terms of the design of the community hub building it is very important 

that the Community as well as the Library have access to the outdoor rooftop garden areas. 

 

3.c.7: Meeting with Minister for Housing, Local Government Heritage, Mr. Darragh O Brien T.D. Dec.2021 

The Forum met on-line with Minister Darragh O Brien on 2nd December 2021.  At this meeting the Forum 

outlined the that this large scale Public Cost Rental scheme is welcomed by the Forum as a unique opportunity 

to be ambitious - design and create exemplar, high quality, safe, inclusive, universally accessible community 

facilities, affordable long term tenure rental homes built to last and green public spaces. We strongly stated our 

belief that using excellent place making principles, integrating new and existing communities and creating a 

place where people are able to live, work and play in the area should all be priorities of the integrated design 

team. High-quality building finishes using quality robust materials and good aesthetic design are key 

considerations for the long-term sustainability of the development. Ongoing management and maintenance 

considerations should be included from the start. The development should be an exemplar of a wide range of 

Climate Action initiatives and promote the health and wellbeing of all. See appendix 6 for a follow up letter to 

Minister Darragh O Brien T.D. that captures the Forum’s views and discussion with the Minister.  

 

3.c.8: Loss of Pitch at Inchicore Sports Centre 

The Inchicore Sports Centre, the only physical building that will be retained on the ERD site, has an outdoor 

seven a side pitch (40m*40m), (the pitch) to the west of the building.  Inchicore College of Further Education 

CDETB owns the Sports Centre and has exclusive access during term times; a service level agreement between 

DCC and the CDETB exists with regard to use, management, and maintenance.  The Inchicore Sports Centre is 

open for public use in the evenings, weekends and holiday periods.   

In the Development Framework Plan, 2019, it was proposed that the pitch be removed from its current location 

and a new pitch located on the roof of the commercial, tranche 5 buildings.  During subsequent design 

processes this proposed new location was deemed unsuitable and now there is no space allocated within the 

ERD to an outdoor pitch.  We note that within the ERD Planning Report there is no mention of this loss of a 

community infrastructural resource for the community. 

The Draft DCDP 2022-2028 Policy QHSN45 includes the following: “ …to also protect existing community used 

and retain them where there is potential for the use to continue”, we disagree with the statement in the ERD 

Community and Social Audit (pg.14) that suggests this policy has been met.  In the Forum’s Position Paper, 2021 

(see appendix 3 below, pg.8 of the paper) we research and analyse the need for an all-weather pitch in the 

Inchicore area and conclude that it is a necessity.  Given the lack of playing pitches in the Dublin 8 area, and 

now the proposed removal of another pitch as part of the ERD with no replacement site assigned by DCC, The 

Forum insist that an alternate, at least equivalent sized, site is ear marked and a replacement community-use 

pitch constructed and that this requirement is included as part of the ERD planning conditions. 

 

3.c.9: Public Consultation Process – various phases 
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The IRCF were involved at various levels of engagement with the public consultation process with regard to the 

ERD, a subcommittee was set up in 2021 and met on a regular basis with Connect the Dots, the company hired 

by DCC to organise public consultation events.  In the second phase, March 2021, the IRCF carried out major 

outreach to encourage as much as the public to engage in the public consultation process.  Given that Covid 

restricted public town hall meetings, most engagement was online for this phase.  The IRCF gave presentations 

at the public webinars during this second phase of public consultation.  In 2022 March the IRCF were not invited 

to present at the public consultation webinar.  A strong presence of IRCF delegates attended the series of open 

house events at Richmond Barracks, March 2022, when the 3d model was available for viewing as well as the 

integrated design team and DCC ERD team in attendance for questions and feedback.  

 

3.c.10: IRCF and ERD application to ABP 314791 

With regard to the application the Forum are very surprised that given the Forum are a DCC initiative, founded 

and funded by DCC, there is no mention of the IRCF in the public consultation within the  (a) Planning Report, 

prepared by John Spain Associates (on behalf of DCC)  Consultation Report; (b) within the EIAR Vol I non-

technical summary nor within (c) EIAR Vol III Technical Appendices (we note that in the EIAR Vol III Connect the 

Dots Phase 3 Consultation Report that the IRCF are thanked for their help (pg. 9 of their report).  None of the 

Forum co-design process work or consultation work with BMCEA, outlined briefly above and detailed in the 

appendices in this observation, are mentioned within the planning application from DCC.  We find this very 

disappointing.  It is reassuring that this public statutory process, observations to ABP on planning applications, 

allows the voice of the IRCF to be heard by ABP and the inspector reviewing the ERD application.    

 

3.c.11:  Kilmainham Inchicore Network  (KIN) 

The Kilmainham Inchicore Network, established in 2016, is a Dublin City Council Initiative.    

KIN is an established representative organisation that is focused on influencing, advocating for our diverse, 

inclusive, sustainable neighbourhoods.  KIN is an active, collaborative and forward looking platform that 

supports and promotes our area to advance quality of life, community cohesion and a progressive, creative and 

sustainable future. Helping create a place where people can safely live, work and play. 

Within the KIN area there are 8000 households and around 17,000 residents.  The network meet monthly to 

discuss what is going on in the area, including the ERD.   

 

   Note: pop: population, hh: household  

 

Regular information is shared through a monthly newsletter, usual social media channels and a website 

www.kilmainham-inchicore.ie.  KIN structure overlaps with the Forum, it shares the same Director, 

administration and Independent Chair.  Membership, similar in structure to The Forum’s, is representative of 

local resident’s associations, community groups, statutory organisations, local elected representatives and DCC 

Senior officials from the DCC South Central Area Office. 

Since the formation of the Forum, KIN have been kept updated and shared all information through its eco-

systems of various networks about the design process of the ERD.   

 

The above 11 points in this section highlight the level of engagement that IRCF delegates have carried out over 

the last 4 years.  Again it is noteworthy that all this work has been carried out for free from delegates.  Their 

time commitment, knowledge sharing and expertise should be honoured and commended.  Forum delegates 

http://www.kilmainham-inchicore.ie/
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are a microcosm of the communities they represent and the following summaries what it is they want for their 

community:  

Build a Sustainable Community. 

The Forum believe that the DCC Emmet Road Development presents a unique opportunity to design an 

ambitious, high quality, exemplar of best practice place making and place keeping principles, safe, inclusive, 

universally accessible Sustainable Community that offers and includes, affordable rental homes that are built 

to last, community and civic facilities, public open spaces all combined that integrate new and existing 

communities and neighbourhoods.  
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Section 5: SUMMARY 
 

 

Since the foundation of the state 100 years ago this historic site has unfortunately become synonymous with 

housing failure, home first to the slums of Keogh Square and then to the neglect and deprivation of St Michael’s 

Estate. The community in Inchicore does not want to see a third failed housing project on the Emmet Road site.  

We welcome the Dublin City Council plan to develop invest in a high quality public housing and to develop a 

model for large scale a fully Public Cost Rental scheme. This scheme MUST be an investment for the long-term, 

with a building life of 100 years minimum, if it is to be a happy, safe health home to a new community that 

successfully integrates into Inchicore and helps to regenerate the wider area.  

 

 

The Forum see the Emmet Road Development as a unique opportunity to build exemplar, ambitious, safe, 

inclusive, universally accessible community facilities and affordable rental homes that are built to last and will 

form part of a thriving integrated community.  The Forum believe this vision will not be realised however if 

short-term commercial considerations are allowed to trump the need for the highest standards to be applied in 

relation to design, construction and climate sustainability. 

 

 

Secretary, the Forum look forward to receiving your response and hope that you favourably consider our 

observations.   

 

 

Yours sincerely,  

 

 

 

Eamon Devoy 

Independent Chairperson,  

Inchicore Regeneration Consultative Forum. 1st Floor, Eblana House, Marrowbone Lane, D8 www.kilmainham-

inchicore.ie                                   

 

 

 

CONTACT DETAILS FOR CORRESPONDENCE:  

Aoife Hannan, Forum Director |  087 127 3428  |  aoife.hannan@dublincity.ie      

 
  

http://www.kilmainham-inchicore.ie/
http://www.kilmainham-inchicore.ie/
mailto:aoife.hannan@dublincity.ie


 

19 IRCF Observation to ABP re SID 314791 Emmet Road, D8 November 2022 

Section 6: Appendices 
 
Appendix 1: IRCF list of delegates 

 

  Eamon Devoy Independent Chair IRCF 

  Aoife Hannan Forum Director IRCF 

  Michelle Meier Assistant IRCF 

  DELEGATE Representative Organisation 

1 Mary Fagan St Michael’s Community Centre and KIN* Representative 

2 Angela Rolfe Inchicore Road Resident’s Group and KIN* Representative 

3 Maire Devine Local Elected Councillor (Sinn Féin) 

4 Sophie Nicoullaud             Local Elected Councillor (Independent) 

5 Vincent Jackson           Local Elected Councillor (Independent) 

6 Derek Beahan Owner, Derek Beahan Recovery Services 

7 Tom O Mahony Chair, St Patrick's Athletic FC 

8 Pádraigín Clancy Pastor Worker, St Michael's Parish Church 

9 Eilish Comerford St Michael's Family Resource Centre 

10 Catherine O Brien Inchicore/Kilmainham Positive Community Action Group 

11 C O Regan/ Mary Pierce Chair, Inchicore Environmental Group 

12 Joe Donnelly Owner, Rascals Brewery 

13 Una Lowry CEO, Dublin South City Partnership 

14 Carol Hyland Manager, Core Youth Project 

15 Stuart Fraser CEO, Frontline Make Change, Addiction Service & Social Enterprise  

16 Emma O’Kelly Bulfin Estate Resident's Association 

17 Deirdre Molloy Tyrconnell Grove Resident's Association 

18 Ralph Mc Garry CIE Works Resident's Association 

19 Michelle O Kelly Principal, Mercy Secondary School Inchicore 

20 Coilin O’Reilly Dublin City Council Assistant CEO Housing & Community Services 

21 Bruce Phillips Dublin City Council South West Inner City Area Manager  

22 Derek Kelly Dublin City Council South Central Area Director of Services 

Note: *KIN: Kilmainham Inchicore Network 
 

The following appendices are accessible using this link: www.kilmainham-inchicore.ie/ircf  

 

Appendix 2a:  IRCF Workshop January 2020 Internal Report  

Appendix 2b:  Report for the Design Team from IRCF. January 2020. 

Appendix 3:  IRCF Civic and Community Space Subcommittee Position Paper 

Appendix 4:  Early Learning and Care Needs Report, prepared by DSCP, February 2022. 

Appendix 5:  IRCF Community Hub Concept Plan correspondence w’ DCC PM ERD & DCC SWIC Mgt, May 

2022 

Appendix 6:  IRCF response letter to Minister Darragh O Brien T.D. Dec 2021 

Appendix 7:  IRCF comments on Specific extracts of Planning Documents 

http://www.kilmainham-inchicore.ie/ircf

