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PROPOSED VARIATION (NO. 6) OF THE DUBLIN CITY DEVELOPMENT PLAN 

2022 – 2028 

 

RE: Lands at One Royal Canal House, Royal Canal Park, Pelletstown, Dublin 

15. 

 

1 PROPOSAL 

It is proposed to vary the Dublin City Development Plan 2022-2028, by changing the 

land use zoning objective pertaining to lands at One Royal Canal House, Royal 

Canal Park, Pelletstown, Dublin 15: 

 

From: Zoning Objective Z1 ‘Sustainable Residential Neighbourhoods’ - To 

protect, provide and improve residential amenities. 

 

To: Zoning Objective Z3 ‘Neighbourhood Centres’ - To provide for and improve 

neighbourhood facilities.  

 

The relevant lands are 0.07 ha in area and are delineated on the attached map, an 

extract from Map A, Volume 3 of the Dublin City Development Plan 2022 – 2028. 

 

2 LOCATION AND DESCRIPTION OF LANDS 

One Royal Canal House is an office building located in Royal Canal Park in 

Pelletstown in Dublin 15.  Royal Canal Park is a newly developed neighbourhood 

located to the east of Ashtown, to the west of Dublin Industrial Estate / Broombridge, 

to the south of the River Tolka and to the north of the Royal Canal and the Maynooth 

Rail line.   

 

One Royal Canal House lies to the north of Spindrift Avenue and to the west of the 

Ratoath Road. One Royal Canal House comprises a purpose built office building and 

attendant grounds. The building is in use as the corporate headquarters of the 

Ballymore Group. The area is served by the new Pelletstown Railway Station and by 

local bus services.   

 

 

3 PURPOSE OF THE PROPOSED VARIATION 

The predominant zoning at Royal Canal Bank is residential - Z1 (Sustainable 
Residential Neighbourhoods) - and this reflects the primarily residential nature of the 
area.   
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Along the north and south of Spindrift Avenue the lands are zoned primarily Z3 
(Neighbourhood Centres), and this reflects the commercial neighbourhood centre / 
mixed use nature of the street.   
 
One Royal Canal House comprises an operational office building permitted under 
Reg. Ref. 3414/04.  It extends to over 2,000 sqm of office space over 5/6 floors.  It 
fronts onto Spindrift Avenue, is located adjacent the mixed use area along Spindrift 
Avenue and it’s read as part of the neighbourhood centre.   
 
One Royal Canal House is zoned Z1 (Residential Neighbourhoods) in the current 
Dublin City Development Plan.  To better reflect and support the operational and 
permitted office use at this location and, thereby in turn, support the commercial core 
at Royal Canal Park, it is proposed to vary the zoning at One Royal Canal House 
from Z1 to Z3.   
 
Under the current Dublin City Development Plan 2022 – 2028 ‘office’ is a 
‘permissible use’ on Z3 lands and the development plan does not set a limit on office 
floor space in a neighbourhood centre.   
 
4 BACKGROUND TO THE PROPOSED VARIATION 

The Residential Zoned Land Tax (RZLT) was introduced in the Finance Act 2021. 

The objective of the tax is to activate land that is serviced and zoned for residential 

use or mixed use, including residential use, in order to increase housing supply and 

to ensure regeneration of vacant and idle lands in urban locations.  

Lands subject to the tax have been identified through a local authority led mapping 

exercise, associated consultation and an appeal mechanism through An Bord 

Pleanála.  

The DCC annual draft map for 2025 was published on 1 February 2024 ahead of the 

publication of the revised final map in January 2025.  Landowners, in addition to 

being able to make submissions on the map, had an extended opportunity to request 

the rezoning of land appearing on that map.   

One Royal Canal House is identified as in scope for the tax on the DCC annual draft 

RZLT Map for 2025 and 2026.  The landowner requested in 2024 that the lands be 

rezoned from Z1 (Sustainable Residential Neighbourhoods) to Z6 

(Employment/Enterprise) to better reflect the existing office use at the address.   

In 2024 Dublin City Council received 4 rezoning requests as part of the RZLT 

process.  Having evaluated all requests for rezoning, it is proposed to rezone One 

Royal Canal House, from Z1 (Sustainable Residential Neighbourhoods) to Z3 

(Neighbourhood Centres), for the reasons outlined in Section 3 above.   
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5 CONSISTENCY WITH NATIONAL / REGIONAL / LOCAL PLANNING 

POLICY / OBJECTIVES 

 

The 2022 – 2028 Dublin City Development Plan and in particular, the Core Strategy 

(see Chapter 2) sets out the spatial framework for the city and promotes ‘compact 

growth’ within the context of the National Development Plan (NDP), National 

Planning Framework (NPF), the National Climate Action Plan (CAP) 2024, the 

Regional Spatial and Economic Strategy for the Eastern and Midland Regional 

Assembly (RSES) 2019, the NTA’s Greater Dublin Area Transport Strategy 2022-

2042,with the Specific Planning Policy Requirements (SPPRs) set out in the relevant 

Section 28 Ministerial Guidelines and the National Marine Planning Framework. 

The impact of the proposed rezoning on the overall strategy for the proper planning 

and sustainable development of the city has been considered.   

It is concluded that the proposed variation to the zoning of One Royal Canal House 

from Z1 to Z3 would not affect the residential yield of the core strategy / population 

targets for the city, on the basis that One Royal Canal House is not available for 

residential development and was not available for residential development at the 

time of the preparation of the development plan. 

In addition effective density, land use and urban consolidation objectives, as set 

down in previous statutory plans, have been achieved at Royal Canal Park.   

It is considered that the proposed rezoning is therefore generally consistent with the 

objectives and core strategy of the Dublin City Development Plan 2022-2028 and is 

consistent with national and regional planning policy / objectives / planning 

guidelines.  The proposed variation and other parts of the development plan will 

continue to be internally consistent. For these reasons the proposed variation is 

considered to be in accordance with the proper planning and sustainable 

development of the area. 

 

6  ENVIRONMENTAL DETERMINATIONS 

The Proposed Variation has been screened as part of the processes for Strategic 
Environmental Assessment (SEA) and Appropriate Assessment (AA).   

 

A Strategic Environmental Assessment (SEA) Screening Report on the Proposed 
Variation has been prepared and a proposed determination has been made that a 
full SEA is not required to be undertaken.  The SEA Screening Report is available as 
a separate document.   
 
An Appropriate Assessment (AA) Screening Report on the Proposed Variation has 
been prepared and this is presented as a separate document.  The Appropriate 
Assessment (AA) Conclusion is that Variation No. 6 does not require an Appropriate 
Assessment or the preparation of a Natura Impact Report (NIR).   
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A Stage 1 Strategic Flood Risk Assessment accompanies the proposed variation. 

 

7 CONCLUSION  

For the reasons and considerations noted above, it is proposed to initiate the 

statutory public consultation for this Variation of the Dublin City Development Plan 

2022-2028 in respect of the lands at One Royal Canal House, Royal Canal Park, 

Pelletstown, Dublin 15 which would change the land use zoning objective pertaining 

to the lands: 

From: Zoning Objective Z1 ‘Sustainable Residential Neighbourhoods’ - To 

protect, provide and improve residential amenities. 

 

To: Zoning Objective Z3 ‘Neighbourhood Centres’ - To provide for and improve 

neighbourhood facilities.  

 

This statutory process entails a 4 week public consultation process, followed by a 
Chief Executive’s Report and Recommendation to the members of the City Council 
for their consideration and decision.    
 
 
 

 

Date: 3rd September 2025 
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