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Senior Executive Officer, 
Housing Department, 
Fingal County Council, 
Grove Road, 
Blanchardstown, 
Dublin 15.                              28th February  2016 

          
Proposed Housing Development adjacent to Pinewood Green Court, 

Balbriggan, Co. Dublin. 
Construction of 40 Modular Houses, and associated site development 

& external works. 
 

A Chara, 
We act for the Pinewood Residents Association, whom have asked us to provide a 
professional opinion as to whether the current proposal for 40 modular houses on a site 
adjacent to Pinewood Green Court constitutes proper planning & sustainable development of 
the area in which the development would be situated.  
Introduction / Scope of report :-  
In this report, reasons of our argument may be demonstrated both not to be proper planning 
nor sustainable development and in most cases they can be considered as 'two sides of the 
one coin' as something that is proven to be unsustainable development is therefore by 
extension not proper planning. However, if a development proposal is deemed not to be 
meeting planning guidelines or planning policys or being in accordance with the development 
plan it cannot be deemed proper planning but it may still be deemed 'sustainable 
development'  albeit as an isolated proposal e.g. relocation of a successful business 
employing 100 people with plans to expand.  
In summary you can have a proposal , proven to be sustainable development that is deemed 
to be improper planning or bad planning, but in any scenario, you cannot have proper 
planning when the development is proven to be unsustainable. Therefore it is important to 
firstly look at look at whether this development is sustainable and then look at whether it can 
be considered proper planning so, in this report, we will deal separately with Sustainable 
Development & Proper Planning of the area of this proposal. 
1) Sustainable Development 
The most frequently quoted definition of Sustainable Development is as follows :- 
"Sustainable development is development that meets the needs of the present without compromising 
the ability of future generations to meet their own needs. 
 



2  

Is the current proposal sustainable development ? 
There seems to be an inherent irony in asking whether Modular homes are an example of 
sustainable development. Firstly we must ask if they are actually meeting the needs of the 
present at all. They are certainly not meeting the needs of established residents as almost all 
submissions received to date are against the proposal and some serious concerns have been 
raised which warn against the needs of the present actually being further compromised by the 
addition of another 40 families into this area.  
Lets surmise that the proposed 40 modular homes will meet the needs of the homeless 
families currently in temporary accommodation be that hotels, hostels etc. There needs would 
only be met on a temporary basis as it has been stated that they will not be moved off the 
Local Authority  housing list. The occupants of a modular house would in time be offered a 
long-term 'permanent' house and then the modular houses would be reoffered to new 
occupants. 
This transient nature of usage of the proposed 40 modular homes will not lend itself to 
community building or good integration into established communities, it will only allow children 
to make temporary friends and then move somewhere else to try and make new friends again, 
it will only allow children to have a temporary school or a temporary teacher and then move on 
again to another school. It will not allow adults to feel an ownership or connection with their 
home as they know at any time they may be offered a permanent home and will need to move 
on,  neighbours will always be temporary and keep changing until you move as well.  
All-in-all . the very principle of modular homes, on any site, is very far removed from  the 
definition & the ideals of 'sustainable development' . moreover,  it is questionable if these 
homes even meet the needs of the intended occupants at all and they definitely dont meet the 
needs of the established residents of the area. 
A number of the submissions received pointed out that the needs of the future generations of 
Balbriggan residents will be compromised as a direct result of locating 40 modular homes on 
this site. This is due again to the temporary / transient nature of the allocation of these 
modular homes. The concerns expressed were that the people currently on the housing 
waiting list and living in Balbriggan would be continuously 'leap-frogged' because priority for 
allocation of a permanent social house in the Balbriggan area would be given to occupants of 
the modular homes. You thus have created a situation that freezes the existing social housing 
list in Balbriggan and creates a new route to available social houses via the modular houses. 
This is a valid argument and if allowed, will definitely compromise the abillity of future 
generations of the area to meet their own needs. 
So to find out what was the reasoning behind the principle of modular homes , it was 
necessary to doo some research & the following article from the Fingal independent dated 
21/11/2015 is relevant :- 
Modular home target of 100 in Fingal area 
Between 80 and 100 modular homes will have to be provided by Fingal County Council, it is 
estimated, as part of a Government-backed initiative to address the homeless crisis. 
The local authority is also in the process of identifying sites across all the electoral areas that would 
be suitable for the initiative. 
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Plans to build 500 units were announced by the Government last month with the first 150 set to be delivered by Dublin City Council. 
The remaining 350 will have to provided on a pro-rata basis by the four Dublin local authorities, according to Fingal's director of housing Margaret Geraghty. 
She told councillors that although the council hadn't been given the final figures, she believed the Fingal target would be between 80 and 100 units. 
'The first 150 are to be provided by Dublin City Council using accelerated procurement procedures. 
'Modular housing will be allocated under licence as opposed to standard tenancy agreement, and people will pay a charge based on household income.' 
She said that all families allocated such housing would be assigned a professional wrap around service from homeless action team. 
'The objective is to facilitate and assist in finding long term tenancies in quickest timeframes,' she said. 
She said Fingal would be endeavouring to identify sites that would have reasonable access to transport, schools, amenities and the point of origin where the family originated from in the first place. 
'If modular housing is to be delivered quickly and promptly, it is important that we look at sites that are serviced or have services adjacent to them so enabling works can be done easily. 
'The sites also have to be zoned residential and Fingal County Council must have clear title on them.' 
Setting out the background to the current housing and homeless crisis, Ms Geraghty said the key challenge was addressing the constraints of housing supply. 
She said there was a growing number of people with families who were being accommodated in emergency accommodation like hotels. 
She said that while the figure was relatively stable in areas such as Balbriggan and Swords, there number was increasing in the Blanchardstown and Mulhuddart areas. 
'We are still seeing an increasing number of families coming into homelessness and the challenged is how we are going to deal with until supply comes on stream.' 
She said there the aim of providing modular units was to deliver housing as quickly as possible to ease pressure on families living in hotels and other emergency accommodation. 
She said the team in the council's homeless section had been working tirelessly to support families who found themselves homeless and to identify where they could provide a long-term sustainable tenancy. 
She explained that people allocated modular homes would still be considered homeless for statistical purposes. They will still be entitled to the allocation of a long-term unit and will also retain a right of refusal. 
Ms Geraghty told councillors it was expected that the as families were moved out of modular homes into longer term units, the unit would then be reoffered to others on the homeless list. 
'It is important to realise that the unit will remain in State ownership and have a long-term life span.' 
She said the council would be looking at sites that could be brought on stream quickly. 
She added that it was not the intention to upset the social mix, or put a significant number of modular homes in individual locations. 
Fingal Independent 
             
Having considered this reasoning & then when attempting to apply it to the current proposal, 
the following contradictions surfaced :- 
The local authority is also in the process of identifying sites across all the electoral areas that would be 
suitable for the initiative. 
The subject site is 1 of only 2 sites identified in Fingal. 
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"identify sites that would have reasonable access to transport, schools, amenities and the point of 
origin where the family originated from in the first place." 
Public submissions received suggest that the subject site does not meet these criteria. 
"She said that while the figure was relatively stable in areas such as Balbriggan and Swords, there number was increasing in the Blanchardstown and Mulhuddart areas." 
The current proposal would see 40-50% of Fingals allocation going into an area that they 
consider to have a 'stable figure'. 
"Ms Geraghty told councillors it was expected that the as families were moved out of modular homes into longer term units, the unit would then be reoffered to others on the homeless list." 
This confirms that it is intended to have a temporary or transient population or 'revolving 
doors' on the 40 houses. 
"She added that it was not the intention to upset the social mix, or put a significant number of modular homes in individual locations." 
50% of the total is a significant amount in an individual location. 
We therefore conclude that the current proposal for 40 modular homes on this site is 
not sustainable development & furthermore, we conclude that this specific site does 
not meet the 'brief' that Fingal County Council set themselves when agreeing to 
provide 80-100 modular houses within the county. 
2) Proper Planning 
Definition of 'Proper Planning' 
Whilst there is an accepted definition for 'sustainable development', there is no specific 
definition for what can be deemed to be 'proper planning'. What is proper in one persons 
opinion may well be considered improper by someone else. It is somewhat subjective & a 
matter of opinion as to what is 'proper planning'. The only way of assessing the proposal is to 
consult the current Fingal County Council Development PLan 2011-2017 and see if it 
complies with the zoning  & objectives of same.  
Procedure 
Whilst the submissions are being addressed to the Housing Department, this proposal should 
not be assessed by the Housing Department as there exists a clear conflict of interest in a 
Housing Department assessing a proposal for 40 houses. It is expected and indeed essential 
that the current proposal is assessed by the planning & strategic infrastructure department of 
Fingal county Council. This would be the department that assesses all planning applications 
made in Fingal. The Planning Department would assess the proposal in the context of 
compliance with the Development Plan, impact on established residents, take all public 
submission into account in doing this assessment. The transportation department should 
assess the roads/traffic element of the proposal, Water Services department should assess 
the surface water impact. Irish Water, the new authority on water supply and foul water 
disposal should assess these elements. The recommendations of these departments can then 
be presented to the elected members of Fingal County Council who will then vote to approve 
or reject the recommendation. 
 
Site Location & Zoning 



5  

Below is an extract from the current Fingal County Council Development Plan 2011-2017 
showing the Balbriggan Area & highlighting the subject site in yellow. 

 

 
The subject site is located to the South East of Balbriggan. It is bordered by the Dublin-Belfast 
railway to the east & by Pinewood estate to the northwest. the south of the site is undeveloped 
however there is a specific objective for the Castlelands link road to be constructed south of 
the subject site.   
The site is zoned 'RS' - provide for residential development & protect & improve residential 
amenity.   
In principle if a proposed development on this site is residential use, this does not 
automatically mean it is proper planning & should proceed. Residential zoning is not a 'carte 
blanche' for houses to go on this site.  Should  the consensus be that established residents of 
the area are not being protected & their residential amenity is not being improved well then 
this development is not meeting the zoning objective and therefore should be rejected. 
The planning department must take into account the numerous observations from existing 
residents when deciding if this proposal meets its zoning objective. Ultimately it must be 
asked. Does this proposal protect & improve residential amenity of the area & when reading 
the valid points raised in the numerous submissions made by residents, it is clear they do not 
feel protected, they in fact feel threatened by this proposal. 
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Zoning for Modular Housing :- There is no specific zoning for modular housing & perhaps 
there needs to be one created as the transient & temporary nature of the modular home 
principle is somewhat removed from a traditional residential development of permanent 
sustainable houses. Modular homes are a recently introduced method of 'fast-tracking' 
construction of 'temporary houses'. The current Fingal County Council Development plan was 
prepared long before the concept of modular housing came along and therefore cannot be 
expected to have a suitable location(s) zoned for this purpose. Perhaps this is something that 
should be considered for the new Fingal Development Plan 2017-2022. 
Site Access / Transportation  
In order to properly assess the proposed site access, firstly it is necessary to look at the 
existing road layout in Pinewood.(see photo below)  

 
Existing Road Layout adjacent to proposed site. 
At the moment traffic travelling along Pinewood Green Avenue turns into Pinewood Green 
Court and then cannot proceed into Pinewood green road due to a permanent concrete 
barrier which was introduced post completion of the main estate. likewise traffic travelling 
along pinewood green road cannot travel into pinewood green court due to the barrier.  
Therefore the existing scenario is that there is two cul de-sacs which does not allow 'looped' 
traffic and it is evident and confirmed by submission received that this measure was 
introduced for safety reasons and to prevent cars from travelling at speed and using 
Pinewood as a "race-circuit". 
The existing layout therefore lends itself to very much to a quite cul-de-sac scenario where 
only traffic generated by existing residents familiar with the area and indeed familiar with the 
local habits eg.children playing on the road. 

S I T E  

CUL-DE-SAC  

CUL-DE-SAC  
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Proposed Layout 
Below is a drawing showing the proposal and the roads by which it is intended to provide 
access to the site. 

 
Road Layout to serve proposed site. 
It is now being proposed that the two existing cul-de-sacs in Pinewood are re-opened and 
changed into through-roads which will continue on into the proposed site and provide the 
only means of access & egress for all vehicular traffic going into & leaving the proposed site. 
This aspect of the proposal is one of the main issues raised by residents and there can be 
no doubt that the road proposal in its current format does not protect the established 
residents and, in fact,  will have the opposite effect and will endanger the established 
residents of Pinewood, Derham Park & Craoibhin Park. 
The drawings show that it is proposed to use a temporary 'haul road' for construction traffic. 
This is an admission by the proposers that it is not feasible to bring construction traffic thru 
established residential areas & therefore by extension of this principle, it is not feasible to 
bring any additional traffic thru said established residential areas. For instance, a bin-lorry 
serving the modular houses is equivalent in size to a typical construction vehicle and there is 
no reason why one should be deemed dangerous & the other deemed acceptable on the 
same road. 
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From a roads perspective, it would be proper planning if the proposed temporary 'haul road' 
which follows the line of the proposed Castlelands link Road was made permanent as this  is 
the obvious means by which access to this site should be gained. The subject site can  then 
be developed without impacting on established residents of PInewood, Derham Park & 
Craoibhin Park. 
Castlelands LInk Road :- 
Planning research shows that the Castlelands link road was proposed as an objective of the 
1999-2004 Fingal Development Plan. It was not completed in the lifetime of this plan and 
therefore was re-inserted as an objective of the 2005-2011 development plan (see below) 

 
Extract from Fingal Development Plan 2005-2011 
Again this roadway was not completed during the lifetime of the 2005-2011 development plan 
and therefore it was carried over as an objective of the current Fingal Development Plan 
2011-2017.  
A section of the roadway has now been constructed to access Castleland housing 
development however it has not been continued past here and over to the Skerries road, 
therefore it does not currently provide vehicular access to the proposed site but has the 
potential to do so, & indeed it is intended to use this route for construction traffic to access the 
site. 
 

S I T E  

Pinewood  

Proposed Castlelands link road shown dotted 
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Extent of Castleland Link Road 
All things considered, a roadway that was identified as important for the future planning of 
Balbriggan in 1999 should be completed in 2016. This would be proper planning. However, to 
propose to access a site adjacent to this incomplete road through an alternative route via a 
number of established housing estates and on roads that are not designed to service 
additional lands is very far removed from what can be deemed proper planning and is in effect 
adding insult to injury. 
Therefore, development of this specific site, regardless of its zoning or of a housing demand, 
is premature pending the completion of the Castlelands link road. 
Site Layout 
Notwithstanding the arguments made as to the merits of this proposal in principle, we would 
like to comment on the actual site layout as we feel there are a number of points in relation to 
same that need to be made. 
Firstly, it should be noted that the layout of the houses has not been planned specifically for 
this site , the layout seems to be a 'modular' layout that will be easily serviced but not 
necessarily the best layout for the site /occupants. A comparison with the Mulhuddart proposal 
for 20 Modular houses shows they are basically the same arrangement. There is also a 
'modular' approach to the arrangement of the houses and they are handled in blocks of 20 
units 1no. block of 20no. proposed in Mulhuddart and 2no. identical blocks of 20no. proposed 
in Balbriggan. 
This approach is not proper-planning as it does not take into consideration orientation of 
dwellings, site aspects, site topography,  nor does it maximise privacy of residents, every back 
garden in the 'block of 20 is overlooked by the other 19 houses. A more resident friendly 
layout would be to create an open-space area in the centre and surround this open space with 
the houses thus giving every house a private back garden and ensuring the open space was 
overlooked which would be the traditional way of arranging residential housing estates. 

S I T E  

Church  

completed road  

road to be completed 

Pinewood  

Derham Park 
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Secondly, The figure of eight road layout would be an attraction for 'boy-racers' as there is no 
cul-de-sacs just a continuous loop. The layout creates isolated lines of houses and fails to 
maximise the potential of this site to deliver a well-designed and well thought out residential 
development at some stage in the future. 

  
Balbriggan Proposal - 40 Houses  Mulhuddart Proposal - 20 Houses 
Thirdly, it is questionable if the open-space area will be level or usable for ballsports as the 
topography of the site would see the ground level of the houses having to be filled with 
imported soil and in doing so there would then be a steep embankment from the roadway on 
eth eastern side of the site down towards the railway line which would make the open-space 
practically unusable 
Conclusion 
For the reasons explained above, we conclude that the current proposal to place 40 
modular homes on the subject site adjacent to Pinewood Green court is not Proper 
Planning. 
Alternative Proposals 
Following a number of meetings with established residents of Pinewood, we would also like to 
take this opportunity to suggest some alternative proposals for the subject site which would 
have the support of the Pinewood Residents. Notwithstanding the fact that alternative 
proposals were not requested as part of this process, we do hope they will be noted by the 
Elected Members & by the management team as they demonstrate that the residents of 
Pinewood are reasonable people and not 'anti-development' they just want what is best for 
their area and things done properly & not fast-tracked, ill-thought out proposals. The 
alternative proposals are listed in Appendix A. 
Mise, le meas, 

 
Kevin Tolan DIpArchtech 

KT DESIGNS  •   FUMBALLY EXCHANGE, RAILWAY STREET, BALBRIGGAN, CO. DUBLIN.  PH:-  01 8415130  •   M. 086 8453573   •   E. Kevin.tolan@gmail.com  
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Appendix A  
Option 1 - Relocate Council depot/yard to subject site & construct houses in existing 
council depot./yard (Refer to Map below) 
Fingal County Council currently owns an 'operations depot' in Fancourt, Balbriggan which is 
at a distance of 1km from the subject site. This site has a local objective attached to it in the 
current development plan which is no.30 & reads as follows : 

 
 

 
Relocation of Council Depot to Subject Site 
 
This site is almost identical in size to the subject site and is more suitable to accommodate a 
residential development as it is closer to the town centre amenities, train station & bus stops. 
It also has direct access from a public roadway that does not compromise any existing 
housing estates. It would provide an ideal location for a well designed residential 
development of council homes or perhaps include a number of smaller 1-bedroom houses 
designed to accommodate the elderly residents of Balbriggan whom may wish to downsize & 
in doing so free up their own larger homes for use by other families or for purchase by Fingal 
County Council to provide houses for people on the housing list.  

Existing Council Depot 

Subject Site 
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The existing council depot can be relocated to the subject site & accessed via the 
Castlelands link Road. The temporary 'haul road' that is proposed for construction traffic can 
be used by council vehicles & staff vehicles until such time as the Castlelands link road is 
fully completed.  
This would indeed be 'proper planning' in that it relocates a council depot from a residential 
area onto a main distributor road and in doing so frees up the existing site to meet the 
objective attached to it in the current Fingal County Council Development Plan. It also leaves 
the established residential estates of Derham Park & Pinewood unaffected. Should the 
council depot not require the entire site, then there would be an opportunity to provide an 
area of public open-space opposite pinewood court for use by the existing residents.   

 
Aerial Photo showing existing Council Depot/Yard - Site subject to Objective 30  

 
 
 
 
 
 

Existing Council Depot 
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Alternative Proposals for Site adjacent to Pinewood Green Court. 
Option 2 - Locate a Swimming Pool / Leisure Centre on the subject site. 
During consultation with the residents about possibilities for this site that would be deemed 
proper & accepted by all concerned, the subject of a swimming pool for North Fingal was 
brought up. There was planning permission granted for a swimming pool in Balrothery, 
however this has now expired. There is a demand for a swimming pool to be located in the 
Balbriggan area as currently residents of Balbriggan travel to Co. Louth to avail of a 
swimming pool which is a shame especially as Balbriggan is a coastal town. 
This site would be a very suitable location for a swimming pool & leisure complex. On 
completion of the Castleland link road, the swimming pool can then be easily accessible by 
neighbouring towns in north Fingal. It could be linked to the cycleway to Balrothery & also to 
the proposed cycle-way to Skerries.   

 
Sketch of Swimming Pool & Leisure Centre on subject site 
 
 


