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1. Introduction
This Economic Strategy has been prepared by Avison Young as a supporting document to the City
Edge Strategic Framework. The Strategy takes account of and builds upon the information
provided within the Baseline Study at Stage I and the work undertaken at Stage II including
development scenario testing and the formulation of the preferred/emerging scenario in advance
of the Strategic Framework.

Purpose
The purpose of the Economic Strategy is to set the economic direction of travel for City Edge over
the long term. The economy affects everything – where we live, where we work and how we move
around. Therefore, it is important that an economic direction is formulated at an early stage in the
regeneration process in order to guide its future development. The Economic Strategy is brought
forward to support the regeneration of City Edge and to ultimately ensure that it will continue to
play an important role in the economy of Dublin City and the Greater Dublin Area well into the
future.

Scope
The scope of the Strategy will, inter alia, provide information and advice in respect of the following:
• Providing a context for the Strategic Framework at City and National levels.
• Reviewing the area's economic profile against other employment locations within the
Dublin City Economic Region.
• Detailing the methodology and economic analysis used to identify a direction of travel
and inform the Strategic Framework.
• Identifying strategic economic and occupier trends that will influence the future
economy of Dublin and City Edge.
• Exploring the economic proposition for the area in terms of challenges, opportunities
and influencing factors.
• Carrying out a high level assessment of existing and growth/emerging sectors in terms
of best fit for the City Edge Area including the potential role of meanwhile and anchor
uses.
• Examining the optimal conditions for economic growth.
• Identifying the economic benefits for City Edge in terms of regeneration.
• Detailing how the Strategic Framework could be delivered in terms of investment.
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Economic Vision
The economic vision for City Edge is to create a resilient and diverse employment offer that is
underpinned by high value employment opportunities within a re-imagined and re-purposed
economy. To achieve this, the economic regeneration of City Edge will also incorporate, inter alia,
a gradual transition towards urban industry and innovation.
City Edge will continue to be a significantly valuable location at city and national levels, and it
will be characterised by high density employment and an increased resident population.
City Edge will be an attractive location for businesses and a place where people will want to
live, to work and to socialise through the creation of attractive urban environments.
City Edge will have a resilient and competitive economy through a diversification of sectors. It
will offer high value employment opportunities which in turn will provide additional social and
environmental benefits, creating a solid foundation for economic prosperity.
City Edge can grow its economy, attract and retain jobs, and become a valuable business location
in order to meet the aspirations of its future residents and workers within a new mixed-use
neighbourhood for Dublin.

Economic Principles
The future economy of City Edge is centred on four key principles being:

Growth: economic growth through a range of measures such as creating high density
employment and attracting high value sectors.

Opportunity: re-purposing the economic structure of City Edge.
Diversification: attract new and emerging sectors to complement existing valued industries.
Resilience: responsive to changing economic conditions.

The following sections of this chapter will provide commentary on a number of subject areas
including the importance of economic development in the regeneration process; the changing
economic landscape of cities; the opportunities presented by economic development for City Edge;
and the current economic position at state, city and local (City Edge) levels.
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The Role of Economic Development in the Regeneration Process
Economic considerations are central to any urban regeneration project. Economic growth creates
jobs, delivers housing and services for people and can create attractive places for businesses to
operate. Within the regeneration process, economic development can deliver positive social and
environmental change. It can improve the physical appearance of our urban environments, attract
investment and innovation, unlock latent economic potential and contribute towards the creation
of sustainable communities.
For City Edge, its economy is, and will be, of significant importance given the size of the opportunity
presented by the area. This opportunity is underpinned by the fact that the area needs to embrace
a transitional process over the long term as it moves towards a new future economic environment.
The City Edge area is a long established and strategically important economic location for Dublin
City and the Greater Dublin Area. The physical size of City Edge, measuring some 700 hectares,
illustrates the sheer scale of the opportunity which exists for an area that is situated a short
distance from Dublin City centre.
City Edge area has been historically viewed as a traditional industrial area (see Figure 1.1)
comprising manufacturing and warehousing uses, along with wholesale/retail trade uses in more
recent times. However, City Edge comprises a rich mix of uses despite its historic reputation. The
area is continuing to change and evolve with new high density residential development (see Figure
1.2) under construction at a number of locations within City Edge. Furthermore, planning
permissions have been granted recently around the Naas Road, Kylemore Road, Walkinstown
Avenue locality which, if brought forward on site, could result in in a substantial uplift in the
provision of housing units and the resident population in the area.

Changing Economic Landscape
The economic landscape of cities around the world is undergoing a process of change. Cities are
re-examining the nature of their relationships with ‘industry’ and are questioning what will be the
future role of industry in the city. We have seen how the Dublin Docklands area has been
dramatically transformed over recent decades to become a major employment area that is home
to some of the largest financial and technological companies in the world. In the economic
environment, change is constant. The cycle of change should not be resisted, rather it should be
embraced as with change comes opportunity.
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The Covid-19 pandemic situation has shown that city economies must be resilient in the face of
such adversity and the economy of City Edge is no different. Accordingly, the area must adapt,
evolve and re-structure its economic base if it is to remain an economically important area of
Dublin over the long term and one that will continue to contribute significantly to the city.

Figure 1.1 – Traditional: Industrial/Commercial Buildings located on Bluebell Avenue

Figure 1.2 – New/Emerging: High Density Residential Development under construction situated on
Old Naas Road
8

Economic Opportunity
Economic development underpins the
regeneration process and it is one of the
three key pillars that comprise the concept
of sustainable development alongside the
‘social’ and ‘environmental’ pillars.
Economic

development

fundamental

role

plays

within

a

urban

regeneration and is closely linked to the
concept

of

‘liveability’,

whereby

the

conditions are successfully created to bring
forward the places where people want to
live, work, visit and socialise.
The opportunity for City Edge in terms of employment, residents and economic value is significant
and has evolved during the progression of the Strategic Framework into the following:

Employment
From a base of c.25,000 jobs to c.75,000 jobs in City Edge with gross
earnings of potentially c.€4 billion

Residents
From a resident population of just under 5,000 people to potentially
c.85,000 people living in the City Edge neighbourhood

Value
A potential increase in value from just under c.€2 billion to c.€13 billion
Gross Value Added (GVA) to the Dublin City economy annually.
(Source: Avison Young & Maccreanor Lavington)
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For City Edge, economic development will provide the foundation from which the area can evolve
from a traditional ‘industrial/commercial area’ to a new mixed-use urban neighbourhood with a
greater resident population and workers.
Economic development presents a number of strategic opportunities including, inter alia:
Industry Diversification: Moving away from traditional manufacturing/wholesale retail trade uses
that presently account for 60% of all jobs in City Edge. An over reliance on a limited number of
industries creates a vulnerable economic environment that can be susceptible to unforeseen
shocks such as the Covid-19 pandemic. City Edge also needs to consider how it can create the
optimum conditions that will attract new and emerging industries such as the ‘Green Economy’
sector which has become a major economic growth area in recent times.
Job Creation: The future growth in employment will provide various direct and indirect economic
benefits for City Edge, and as such is a key component in the overall economic development of the
area. Presently, the area supports around 25,000 jobs, however it is envisaged that this figure will
potentially triple or quadruple over the long term. Those who are employed in the regenerating
area may ultimately choose to permanently relocate and reside in City Edge which positively feeds
into creating long term sustainable communities.
Retention / Relocation: Successful and high value businesses should be retained within City Edge
in order to complement the new sectors and core activities that will be attracted to City Edge. Reimaging City Edge will result in some existing businesses having to relocate as part of an overall
transition strategy. However, some existing operations may view the regeneration process as
presenting a timely opportunity to relocate to a different area for a variety of reasons, such as
perhaps moving to more modern premises, natural business expansion or where rents are
cheaper for example.
Placemaking: Through the physical regeneration of City Edge, vibrant and attractive places can be
created where businesses will want to be located and where people will want to work. By creating
attractive urban environments, and providing supporting amenities and services, companies and
employees are more likely to remain in the City Edge area over the long term which positively
supports the overall regeneration process.
The delivery of local economic development is fundamental to the future success of City Edge
regeneration and the transition to a mixed-use neighbourhood where people will want to live,
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work and socialise. The development of a dedicated Economic Strategy for the City Edge area can
set the right direction of travel and help to deliver this vision over the long term.

Current Economic Position for Ireland, Dublin City & City Edge
Ireland
Setting aside the Covid-19 pandemic that arose at the start of 2020, Ireland has enjoyed steady
economic growth since the end of the downturn in 2013 and has been one of the fastest growing
economies in the European Union (EU). Indeed, Ireland was the only economy in the EU to grow in
2020 against the backdrop of the pandemic. At a high level, Ireland’s membership of the EU, its
reputation as pro-business country, its highly skilled and educated workforce, and strong export
market are all positive economic pillars. The national economy is characterised by its
competitiveness in terms of business efficiency, ability to attract leading multi-national companies,
investment opportunities, low corporate tax rates and advantageous geographical location.
National economic growth has been underpinned by strong domestic demand, exports and the
performance of multi-national companies in sectors such as pharmaceuticals, IT/Tech and financial
services in particular. Economic data reveals that over the period 2013 to 2019, Gross Domestic
Product (GDP) per capita has risen consistently from c.$47,924 USD to c.$93,232 USD with falling
unemployment and a reduction in government debt overall (as a percentage of GDP) (OECD 2021).
The pandemic has negatively impacted the Irish economy with retail, tourism and hospitality some
of the worst affected sectors. While lockdown measures have been relaxed as of Q2 in 2022, the
pandemic still continues to exert a negative economic influence. However, the economy is
expected to show a strong recovery over 2022. This recovery will be driven, in part, by improved
consumer confidence along with the re-opening of previously closed sectors and a gradual return
to the office for most. This is supported by the Economic and Social Research Institute (ESRI) who
predict the rise in GDP by c.7% for 2022 that will be above EU averages.
The long term impact of Brexit on the national economy remains to be fully quantified, however
given Ireland’s proximity to the United Kingdom and its position as a significant trading partner, it
is considered that Brexit may result in negative economic impacts for Ireland over the long term
such as increased trade costs. Conversely, the change brought about by Brexit may present
economic opportunities such as attracting new businesses (e.g. financial sector) from the UK to
relocate to Ireland in order to remain within the EU, and securing a greater share of foreign direct
investment as Ireland will be the only native-speaking English-speaking nation in the EU. A further
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challenge for the business sector as a whole, and one that is related to the pandemic, is the
economic impact of new working patterns and behaviours. In the future, it is anticipated that
employees will adopt a hybrid blend of home and office working as their normal pattern of work
and this gives rise to wider economic issues, particularly for major employment locations where
the demand for office floorspace may subside, however this remains to be seen.
Notwithstanding the ‘once in a lifetime’ impact that that pandemic situation has had on
employment market in general, Ireland presently has a skills shortage in a number of sectors
including Science and Engineering, Information and Communication Technology (ICT), Business
and Finance and Health and Social Care. In terms of opportunities, there is a common consensus
that ICT and Health will be key employment growth sectors in Ireland along with Professional
Services to a lesser extent. Health and Social Care is projected to create the largest number of jobs
in the country. ICT in particular has been a high growth industry in the national economy in recent
times and there is a continued reliance on large multi-national companies to facilitate this sector.
Dublin
Dublin is the economic engine of Ireland and an international city of scale. The city generates
around 41% of Ireland’s GVA figure. Dublin continues to retain its position as an important
economic and investment location and features strongly when ranked internationally in business
categories such as ‘Top Headquarter Location’, ‘European Tech Cities of the Future’, and ‘Global
Cities of the Future’ for example. The property market in Dublin remains buoyant, with an
estimated €3 billion invested between the end of 2020 and Q3 in 2021 which accounted for Dublin
being the fifth busiest real estate market in Europe. Dublin remains an attractive location for a
variety of real estate sectors.
Dublin has a heavy concentration of high-tech
(IT, digital media, pharmaceuticals for example),
financial and professional services and public
services such as Government, utilities and Third
Level

educational

establishments.

These

sectors contribute substantially in economic
terms. The private services sector dominates
the employment sector in the city and accounts
for around two-thirds of all employment.
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The public sector provides just over 25% of all employment in Dublin.
Foreign Direct Investment (FDI) continues to strongly support the city economy, and in 2020 FDI
employment increased by c.5% with companies such as HubSpot, TikTok and Microsoft creating
hundreds of new positions with the ICT sector providing around 10% of all jobs in Dublin.
Notwithstanding the above commentary, like all international cities Dublin has been negatively
impacted by the pandemic. However, as the lockdown restrictions have been eased, the city is
starting to open up more and return to ‘normality’ which has been aided by the presence of
increased shoppers and tourist spend. The Retail Sales Index for Dublin shows a 17% increase
since 2020 and within that category there has been a 75% increase in entertainment spend which
is aligned with an easing of restrictions particularly for the pubs/restaurants sector. There has also
been a significant rise in the tourism spend in the city from UK and EU visitors.
Housing still remains both a social and economic issue which is particularly acute in Dublin. The
delivery of an increased supply of housing is one that can produce benefits at both national and
city levels, through being a core economic driver, creating employment and generating property
tax revenue for example. Dublin is presently experiencing a squeeze on housing supply and an
increasing demand which in turn is having the impact of driving up property prices and rental
figures within an overheated market.
City Edge
City Edge continues to maintain an important role within the wider Dublin City economy. The area
still retains its overall economic character which is typically comprised of uses such as industry,
distribution, wholesale retail trade and manufacturing uses, for example, however this traditional
character is beginning to experience a shift which is principally characterised by new large scale
residential and mixed-use development proposals being granted planning permission on existing
industrial/commercial sites. This land use transition is beginning to potentially emerge around an
area centred on Naas Road, Kylemore Road and Walkinstown Avenue. Other large scale residential
developments are currently under construction such as the 8 storey apartment scheme situated
on Old Naas Road. As the regeneration of City Edge progresses, further large scale proposals will
be brought forward that will result in the redevelopment of traditional industrial/commercial
lands.
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Chapter 2 – City Edge
Economic Profile
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2. City Edge Economic Profile
Strategic Location
City Edge is situated within the Dublin Functional Urban Region and Economic Core Area and
occupies a location relative to the M50 motorway (west) and N7 economic corridor (south west)
and is a short distance to Dublin City centre to the north east (see Figure 2.1).

Figure 2.1 – City Edge within the City Economic Area (Source: Maccreanor Lavington)

City Edge is a long established industrial and commercial area of Dublin City. The area has long
been recognised as a primary employment area over several decades, initially providing the space
required for traditional industry to locate and grow within the city. The area continues to retain an
important function both in employment and economic value terms.
The development of the City Edge area and its environs began around the middle of the 20th
century with city development reaching as far as Lansdowne Valley Park to the west. From the
middle to late 20th century, urban development had continued outwards and had moved beyond
16

the Camac River Valley area. At this point in time, the development of more industrial uses had
begun, as opposed to the middle of the 20th century where residential development was
dominant.

City Edge Economy Today
City Edge currently plays a key role in
the

Dublin

economy.

The

area

occupies a strategic location in the
city which, over time, has helped to
create an important industrial and
employment

area. This role is

expected to continue into the future.
Land uses in City Edge have since
evolved over time from initially light
and heavy industrial uses to include
additional

wholesale

/

retail,

business, logistics / distribution and
warehousing uses.
City Edge is a conglomeration of industrial estates and business parks within a pattern of lowmedium intensity development with smaller pockets of residential development pepper-potted
throughout. The industrial estates and business parks have access to high quality existing and
planned public transport, infrastructure and services and are located a short journey from the
city centre. City Edge attracts a high volume of commuter employees on a daily basis which also
brings indirect economic benefits to the local area.
One of the key land use issues affecting the Greater Dublin Area and, in particular the City Edge
area, is the current demand for industrial land/property. Over the last number of years, the
demand for industrial, logistics / distribution and warehouse floorspace has increased significantly
in the GDA with a limited supply coming forward 1.
The Covid-19 pandemic has exacerbated this demand, with a substantial increase in online
retailing/e-commerce behaviours leading to an increased demand for logistics/distribution space.

1

https://www.cbre.ie/en/research-and-reports/cbre-ireland-annual-outlook
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Along with the pandemic, Brexit has also had a key impact on supply chains and the related
demand for the aforementioned floorspace.
Given the issues which exist within the property market, industrial rents and land values have been
increasing. Rising values are having an impact for City Edge, and particularly for development
viability, given its industrial nature and quantum of industrial lands across its area. Historically,
industry has had a lesser value when compared to commercial or residential uses for example,
however that situation has now changed and the premium value of industry is now very much
recognised in today’s property market 2. This issue may impact site assembly and land availability
in City Edge.
The current trend in the Dublin market is for any new warehousing space to be pre-let in advance
of construction. The demand for industrial land/property doesn’t show any sign of abating over
the short term which is expected to continue to drive land/property values up, again having a
potential impact on the viability of projects in City Edge, at least in the short term.
A primary component in attracting new business/sector growth will be to ensure that City Edge is
a well-connected and sustainably accessible location. This is particularly important when
attempting to bring new workers to City Edge from other locations around Dublin, and ultimately
trying to attract them to permanently relocate to the area.
In terms of transportation, a key component of the strategic vision is to develop City Edge in a
manner that maximises existing and proposed sustainable transportation opportunities. This will
help to link City Edge with surrounding communities, promote walking and cycling modes and
support enhancements to public transport. Through the delivery of an enhanced transportation
offer, City Edge will become a more attractive economic location.
There are a number of planned public transport projects that will provide potential economic
benefits for the City Edge economy such as a new railway station at Kylemore; the reconfigured
Luas red line route from Tallaght-Kimmage-City centre (both as contained within the draft GDA
Transport Strategy 2022-2042 with the Luas red line route noted as a post-2042 project); and Bus
Connects that will improve City Edge’s accessibility with 3 routes serving the area: Clondalkin to
Drimnagh (CBC08); Greenhills to City centre (CBC09); and Liffey Valley Bus Interchange to UCD Bus
Interchange (Orbital Route S4). These proposals would further enhance the connectivity of City
Edge and promote the area’s economic locational potential. These sustainable transport options

2

https://www.cbre.ie/en/research-and-reports/Ireland-Market-Outlook-2022
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will also help to meet the target reduction in enterprise emissions by c.40% as set out within the
Climate Action Plan 2021.
As proposed within the Strategic Framework, and additional to the draft GDA Strategy and
BusConnects as referred to, delivery of sustainable transportation infrastructure such as the Naas
Road Luas stop and orbital transport routes offers the opportunity to focus new high density
development in locations within City Edge that will be served by high frequency transport. Aligned
with improving public transport is the delivery of blue and green infrastructure that can also assist
with creating the optimal conditions for new business/sector location within City Edge.

Employment Structure
As identified by the 2016 Census, there were approximately 25,000 jobs in City Edge. In total, there
were 16,077 workers (c.64%) located in the South Dublin County Council area and 8,991 (c.36%)
workers in the Dublin City Council area. There are 4 no. Seveso sites located within City Edge which
are operated by BOC Gases Ireland Ltd, Irish Distillers Ltd, Kayfoam Woolfson and Iarnród Éireann
and these companies are key employers in the area. Other primary employers within City Edge
include, inter alia, An Póst, FBD Insurance and UPS.
The ‘Wholesale/Retail Trade’ industry accounted for the highest number of employees at 10,139
which represented c.40% of total employees in City Edge (see Figure 2.2). This was followed by the
‘Information and Communication/Financial’ industry group that represented a total of 5,426
workers (c.22%). Figure 2.3 provides a graphic breakdown of the total number of existing jobs in
each City Edge District area.

Contribution to the Economy
City Edge makes a significant contribution to the economy of Dublin. It is estimated that the
salaries generated by c.25,000 employees across the various industry groups in City Edge
accounted for c.€1.05 billion annually and c.4% of all jobs in Dublin City in 2016. In terms of Gross
Value Added (GVA), the figure for City Edge is estimated to represent c.€1.9 billion however this
figure rises substantially when foreign-owned enterprises are included (potentially c. €4 billion).
When applying the total GVA figure for Dublin, which accounted for c.€110 billion in 2018, City Edge
is estimated to represent c.2% of Dublin’s total GVA. The Annual Rates Valuation for South Dublin
County Council equates to c.€22 million, with the figure for Dublin City Council at c.€41 million.
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Figure 2.2 – Industry Sector Breakdown for City Edge Employees (Source: CSO Workplace Zones)

Figure 2.3 –
Existing Jobs
Figures for City
Edge District
Areas (Source:
CSO Workplace
Zones)
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Comparison with other Employment Locations in the City Economic Region
A high level comparative study was undertaken in relation to a number of intensive employment
locations within the Dublin City Economic Region. The study was undertaken to identify the
primary industry groups that employees in these areas belonged to, to enable a comparison
against City Edge data, and to establish a wider picture of employment patterns in the Dublin City
Economic Region. The employment locations that were selected were comprised of the following
and based on information obtained from Workplace Zones areas provided by the CSO:
• Dublin Airport
• Sandyford
• Tallaght
• Grange Castle Business Park
• Dublin Docklands SDZ

Tallaght and Grange Castle Business Park were selected due to their geographical proximity to City
Edge, Dublin Airport and Sandyford were selected due to their proximity to the M50 Motorway
(similar to City Edge), whilst the Docklands SDZ was selected due to its location within the primary
employment area in the city centre. A summary of comparison information is provided in Table
2.1.
Location

Primary Industry Group

No. of

% of Total

Employees

Employees

City Edge

Wholesale/Retail Trade

10,139

40.4%

Dublin Airport

Wholesale/Retail Trade

9,551

76.1%

Sandyford

Information and

10,773

59.3%

5,272

26.1%

Manufacturing

1,886

56.6%

Dublin Docklands

Information and

14,020

78.7%

SDZ

Communication, Financial

Communication, Financial
Tallaght

Education, Human Health &
Social Work

Grange Castle
Business Park

Table 2.1 – City Edge Comparison with other Employment Locations (Source: CSO Workplace Zones)
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The information provided in Table 2.1 reveals that there are differing spatial patterns of
employment in respect of key industry groups throughout the Dublin City Economic Region. In
some employment locations, such as Dublin Docklands SDZ and Dublin Airport, there was a very
intensive concentration of one particular industry group which accounted for nearly 8 in every 10
workers in these employment locations.
Assets and Strengths
As set out, City Edge continues to play a significant economic role for Dublin City. The area has a
number of assets and strengths that it can use as a platform to further strengthen its economic
performance and resilience over the long term regeneration process.
City Edge has significant economic comparative advantages that it needs to optimise, particularly
in terms of its location, its established reputation as an industrial area, its transport and
connectivity links (for e.g. M50 Motorway, N7 and Luas) and the critical mass of people already
living and employed within the area, for example.
Critical Employment Mass
City Edge has just over 25,000 people already working within the area on a daily basis and primarily
within Wholesale/Retail Trade, Manufacturing and ICT/Financial sectors which comprise over 80%
of all employees.
Resident Population
City Edge has an established resident population of just under 5,000 inhabitants and is considered
to have a ‘young population’. Having a young population is economically advantageous as it can
sustain future employment, services and housing over the long term and provide a basis for
establishing sustainable communities. The adjoining residential populations in Greenhills,
Ballyfermot and Walkinstown for example, augments the existing population base in the wider City
Edge locality.
Educated Workforce
The resident population of City Edge has an educated workforce with 9% of its residents having
obtained a Third Level Bachelor’s Degree (Honours) which generally falls just below both State and
wider Dublin City in terms of educational attainment (for e.g. at Upper Secondary and Third Levels).
Nearly one quarter of all City Edge residents are employed within ‘Professional Services’ with the
same figure holding ‘Managerial/Technical’ positions. As mentioned, City Edge is strategically
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located in relation to a number of third level institutions providing a graduate workforce to support
new and emerging sectors, in particular.
Transport and Connectivity
City Edge is well served in terms of the road transport network by its location in proximity to the
M50 Motorway on its western side and N7 National Route which supports its logistics/distribution
operators. The area avails of sustainable transport options through the provision of the Luas red
line which runs through the heart of the area along with Dublin bus services.

As set out within the new draft GDA Transport Strategy 2022-2042, there is a new railway station
planned for Kylemore as well as proposals for increased frequency on the line under the DART+
programme along with a proposal to reconfigure the Luas red line route from Tallaght-KimmageCity Centre (post-2042). BusConnects also proposes new routes that will traverse City Edge lands.
These new heavy and light rail and bus projects will further enhance City Edge’s sustainable
connectivity.
Opportunity for Regeneration
City Edge is a significant location for Dublin City both in terms of its economic value and physical
size. Recent planning approvals for large scale developments have the potential to bring forward
new residential schemes on brownfield lands, substantially increasing resident population and
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worker figures. City Edge is also positioned to accommodate a portion of the projected increase in
Dublin City’s population which is expected to rise by +30% by 2036.
Established Reputation
City Edge has transitioned over the last number of decades from being solely a traditionally
industrial area on the periphery of Dublin, to providing additional retail trade, commercial and
business services for example, with over 1,600 individual companies/operators now located within
the area. This has somewhat enhanced its economic resilience. Despite its transition to other
contemporary sectors, retaining a level of industrial land/uses will be important, particularly at a
city level.
Neighbourhood Linkages
City Edge is strategically located close to the residential neighbourhoods of Clondalkin and
Kingswood (to the west), Ballyfermot and Cherry Orchard (to the north) and Walkinstown and
Greenhills (to the east). Creating linkages and synergies can bring forward economic opportunities
whereby City Edge is integrated into a cluster of neighbourhoods, performing key residential and
employment functions and forming an integral part of the wider City.
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3. Identification of Strategic Framework
The core economic objective for City Edge is to create a resilient and diverse employment offer
that is underpinned by high value employment opportunities within a re-imagined and repurposed economy. Aligned to this, a series of economic objectives for City Edge, formulated by
Avison Young, were assessed against an emerging preferred scenario which evolved into the
Strategic Framework in order to ensure that the structure and components of the City Edge
project fully accord with the economic objectives.

This chapter of the Economic Strategy provides commentary and analysis in relation to, inter alia:
• The development scenarios that were assessed in advance of the identification of a preferred
scenario for the City Edge lands and components of each;
• How the preferred scenario has emerged in advance of the Strategic Framework;
• How economic objectives were defined, together with their associated benefits for City Edge;
• How such objectives were appropriately aligned to the strategic economic vision; and
• How the emerging preferred scenario supported the objectives,

The above points have cumulatively informed the Strategic Framework and an evaluation of the
Strategic Framework is then provided in terms of environmental, social and economic benefits.

Economic Objectives
The regeneration of City Edge will not only see the area be physically transformed, it will also result
in its economy being transformed as well. The core economic objective, as set out, accords with
the future transition and re-imaging of City Edge where new sectors and core activities will be
promoted alongside valued existing industries in order to strengthen its employment offer,
ultimately underpinning the resilience and diversity of City Edge.

Economic objectives have been formulated for City Edge and their aligned benefits for the area are
summarised at Table 3.1.
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Economic Objectives

Associated Economic Benefits

Employment growth based on

• High density employment growth to provide c.65,000 – c.75,000
jobs (including existing jobs)
• Employment creation within existing and new sectors
• Creation of highly valued and attractive jobs
• Increased salary generation and GVA for Dublin City
• Increased spend on local goods and services through increased
critical mass of employees/residents (increasing through time)
• Solid economic foundation for growth and development
• Robust against future economic shocks
• Implementation of a monitoring system can maintain economy’s
resilience and competitiveness and identify issues for
action/resolution at periodic intervals
• Diversity of employment opportunities generated
• Infrastructure identified, funded and delivered to support growth
• Clusters of urban industry interspersed with employment and
residential uses

high density and employment
creation

An economy that is robust,
resilient and competitive

Co-ordinate and integrate
economic growth in tandem
with other land use
Attraction of a major anchor
as an employment catalyst for
City Edge
Maintaining an important and
high value economic location
and function for Dublin
Facilitating / assisting the
retention and relocation of
existing businesses
Economic transition
incorporating new and
emerging sectors

Promote a major new town
centre with commercial uses
at Kylemore

• Catalyst and spark for growth
• Critical mass of employees/residents generated in the area
• Promotes City Edge as a ‘business friendly’ location within Dublin
and capable of accommodating major employment uses
• Regeneration will strengthen City Edge’s role within the Dublin’s
economy adding value for the City
• Economic value of existing sectors and their contribution to the
future value of City Edge
• Creation of optimal sector mix (existing and future uses)
• Existing sectors can play a key role in the regeneration process
over the long term
• Importance of sector modernisation
• Opportunity for lands to be brought forward for
redevelopment/site assembly
• City Edge can provide the optimal location for new and emerging
sectors
• Create a niche role within the employment environment (e.g.
sector clustering/hub development)
• Proximity to third level institutions can provide a highly educated
workforce, particularly to support new/emerging future sectors
• Using meanwhile uses to secure early development wins
• Promoting a major centre can assist with delivering growth
through attracting major anchors to City Edge
• Capitalising on existing, planned and proposed public transport
and active movement corridors to attract a critical mass of people

Promote local centres with

• Creating vibrancy and vitality throughout City Edge through the
provision of services and facilities for residents and employees
high street uses across City
• Allows for building efficiency through delivering a mix of uses at
Edge
different floor levels (e.g. ground floor focus on commercial
activities such as retailing and food and beverage with residential
and commercial at upper levels).
Table 3.1 – Economic Objectives and associated benefits for City Edge
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Future economic development and job creation should be supported through a balanced
development approach that will deliver high density compact growth alongside key land use and
infrastructure requirements, with employment growth based on high density and employment
creation. Economic growth should also be co-ordinated and integrated in tandem with other land
use development and infrastructure delivery.

Development Scenarios
A number of future development scenarios were devised and evaluated for City Edge in advance
of the identification of an Emerging Preferred Scenario which itself informed the Strategic
Framework. Each scenario incorporated a different primary focus such as commerce or residential
uses. A summary of each scenario is set out as follows (also refer to Figure 3.1).

Figure 3.1 – Development Scenarios Overview

Commercial
1.

The first development scenario was centred on delivering a ‘Major Commercial Centre’ within
City Edge. This approach would be focused on establishing one large intensified centre that
would deliver high density employment at a national and international level. This scenario
would have a primary relationship with other major centres in Dublin such as the city centre
and the Docklands with secondary relationships with satellite centres around the Greater
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Dublin Area. Sector focus would include major office, R&D, tech and health for example along
with supporting business infrastructure including hotels, exhibition space, conference
facilities and a vibrant food and beverage offer. Attracting a major anchor would act as a
catalyst for this scenario that could take the form of an educational, major business, or other
institutional presence or perhaps an emerging sector such as e-Gaming. The major centre
would be located within the Naas Road District and would join with Kylemore to the north
with supporting transport infrastructure being provided by the Kylemore Rail Interchange.
Enterprise & Industry
2.

The second development scenario was formulated around an ‘Enterprise & Urban Industryled Mixed-use’ approach. This scenario is characterised by establishing multiple
neighbourhood centres of varying scales with residential supporting the employment focus.
Future core activities complement the existing employment and high value industries situated
within City Edge. This scenario would have a primary relationship with Dublin City centre and
secondary relationships with other urban neighbourhoods around Dublin. Sector focus would
include modern manufacturing facilities (clean), distribution hubs, incubator spaces,
meanwhile uses and urban workspaces for example. The scenario would seek to deliver an
evolution or just transition of existing traditional industries within City Edge towards more
modern industrial development and an intensified employment use based on same. This
scenario would be primarily focused along the western edge of City Edge with the M50
motorway providing regional vehicular connectivity.

Residential-Led Mixed-use
3.

The third development scenario focused on a ‘Residential-led’ regeneration of City Edge that
incorporates mixed-use development. Multiple neighbourhood centres characterised by new
residential development were proposed along with a regional/Dublin City level of future
employment. This scenario would have a primary relationship with Dublin City centre and
secondary relationships with other urban neighbourhoods, satellites and centres around
Dublin. Sector focus would seek to facilitate the co-location of workspace and office into
mixed-use developments with placemaking principles that would incorporate such uses along
with public realm works and green and blue spaces. A high resident population would support
leisure, entertainment, health, education and local retail services for example. This scenario
would not be focused on one location within City Edge, rather a number of locating nodes
would be accommodated.
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The Emerging Preferred Scenario and Economic Objectives
The emerging preferred scenario evolved through an investigation of the three individual
development scenarios which had their own regeneration focus. While each scenario would bring
forward mixed-use development within a new urban neighbourhood, Scenario 1 had a major
commercial emphasis and proposed, inter alia, a national scale commercial centre within City
Edge. Scenario 2 had an overall enterprise and urban industry-led focus, while Scenario 3 proposed
the delivery of a residential-led mixed-use neighbourhood.

The assessment of the individual development scenarios led to the formulation of the emerging
preferred scenario which was formulated as a hybrid blend of the aforementioned scenarios and
comprised elements of each. In short, the preferred scenario proposed the following:
•

A major urban centre with a mix of employment and residential uses with high transport
accessibility for workers, residents and visitors.

•

A series of spatially connected residential-led mixed-use neighbourhoods.

•

Clusters of urban industry and workspaces around the strategic road network.

•

Provision of local centres through City Edge to support residents, workers, visitors etc.

•

Opportunities for cultural uses, activities, resources and social infrastructure to
support City Edge.

The purpose of the emerging preferred scenario was to inform the direction of travel for the
Strategic Framework which has since evolved. The results of the analysis of the Emerging Preferred
Scenario against the economic objectives for the City Edge lands are set out at Table 3.2.
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Table 3.2 – Summary of Economic Objectives and Analysis against Preferred Scenario

Core Economic Objective: ‘Create a resilient and diverse employment offer that is underpinned by
high value employment opportunities’
Objective

Emerging Preferred Scenario / Objective Analysis

Objective
Supported by
Preferred Scenario?

Employment
growth based on
high density and
employment
creation

The preferred scenario targets high density employment
growth and creation within existing and new sectors. A mix
of commercial and urban industry centres/locations, for
example, within the future City Edge will create the optimum
environments for the attraction of new businesses and
employees that will drive employment growth.



An economy that is
robust, resilient
and competitive

The economic objectives as set out seek to ensure that the
future City Edge will be characterised by a diversity of uses
and sectors. This approach will ensure City Edge economy is
resilient and robust against future economic shocks and
which ultimately ensures it will remain competitive over the
long term.



Co-ordinate and
integrate economic
growth in tandem
with other land use
development and
other
infrastructure
delivery

The regeneration of City Edge will be undertaken on a
phased basis over the long term. This approach is designed
to ensure that future economic growth will be generated
through a mix of land use typologies that will be
appropriately supported by infrastructure delivery, which in
turn, can accommodate increased population and employee
numbers.

Attract a major
anchor as a
catalyst for City
Edge

City Edge proposes a mix of areas/locations that will be
characterised by different land use typologies. Through the
identification of these locations, the appropriate conditions
can be created in order to attract a major anchor.
Regeneration projects from around the world have shown
that attracting such an anchor can be a major economic
catalyst as anchors can play a positive role in attracting other
businesses/sectors to the area.



Maintain an
important and high
value economic
location for Dublin

City Edge is an important and high value economic location
for Dublin City. The economic objectives as set out seek to
ensure that City Edge maintains its significant economic
importance through a range of measures, and that such
importance can be strengthened over the long term.



Facilitate/assist
the relocation and
potential reprovision of
existing businesses

In order to bring forward a re-imagined economy for City
Edge, characterised by a diverse range of uses/sectors and
an increased resident population and workforce, it will be
necessary for some existing industries to relocate outside of
City Edge. While it is acknowledged that relocation can
present challenges, it may also present new opportunities
for existing businesses to re-evaluate their operations, their
business requirements and locations etc.
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Economic
transition
incorporating new
and emerging
sectors

The preferred scenario supports the transition and repositioning of the existing City Edge economy, which is
primarily
characterised by
wholesale
retail and
manufacturing uses, towards one that is facilitated by the
attraction of new and emerging sectors that will generate a
range of industries and employment opportunities.

Promote a major
new town centre
with commercial
uses at Kylemore
Promote local
centres with high
street uses across
City Edge

The preferred scenario supports a major new town centre
with a commercial focus as proposed within the Naas Road
District.
Local centres are proposed at various locations within the
five District areas in City Edge that will provide local services
and facilities for residents, employees and visitors etc.





As set out within Table 3.2, it is demonstrated that the structure and components of the preferred
scenario fully accorded with the economic objectives of City Edge, and as such evolved and
informed the City Edge Strategic Framework which is illustrated at Figure 3.2.
The City Edge project Strategic Framework can deliver significant long term economic, social and
environmental benefits for Dublin City through the delivery of a new mixed use neighbourhood.
Funding the social and physical infrastructure to support City Edge can deliver such things as
improved connectivity, modern housing, sustainable forms of development, and high value
employment for example, all of which are fundamental components for City Edge.
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Figure 3.2 – City Edge Strategic Framework – Spatial Considerations (Source: Maccreanor Lavington)

Strategic Framework Evaluation
Economic
The regeneration of City Edge will be centred on a strong economy that will bring forward
employment, housing and services for its future inhabitants over the long term. Businesses and
investment are attracted to cities and locations with strong economies which are resilient and
which look to the future, and a strong economy is a fundamental element in delivering a new
mixed-use neighbourhood at City Edge.
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The City Edge economy will be re-purposed through retaining existing valued businesses in the
area along with the attraction of new and emerging sectors that will create high density
employment opportunities. Key to attracting new businesses/sector development will be creating
the optimal conditions in City Edge that can deliver high value jobs – this includes placemaking,
sustainable accessibility and support services for example. Through the creation of new job
opportunities, the aspiration is that workers will want to relocate to City Edge permanently and
take advantage of living in close proximity to their place of work, which has significant long term
social and environmental benefits. Strategically, the opportunity exists for City Edge to maintain
and ultimately strengthen its economic value at both city and national levels.
Social
The creation of a new mixed-use neighbourhood will deliver significant social benefits to the City
Edge area. Through the delivery of a critical mass of residents and workers over the long term,
there will be an associated demand for social and community services such as education,
recreation, open spaces and healthcare. Delivering the appropriate social infrastructure is
important as it helps with creating an attractive and liveable environment where citizens will expect
such services to be available. At present, it is considered City Edge lacks the necessary social
infrastructure to accommodate an intensification of housing and employment.
One of the primary social benefits that City Edge can deliver is to facilitate the establishment of
sustainable communities. At a strategic level, this is achievable by bringing forward new housing
and jobs to the area, and it is hoped thereafter that citizens will want to permanently relocate to
City Edge, assisting the creation of mixed tenure sustainable communities over the long term.
Bringing forward the appropriate housing and employment opportunities can contribute positively
to the overall social cohesiveness of City Edge. This can assist with alleviating the current demand
for housing at both city and national levels, for instance.
Environmental
As part of its overall sustainable development, the City Edge project will deliver considerable and
wide-ranging environmental benefits for Dublin and can be an exemplar at national level. At a high
level, City Edge will be characterised by the sustainable management of urban land, the efficient
use of natural resources, assisting with the transition to a low carbon economy, promoting an
increased use of sustainable modes of transport and delivery of the appropriate blue/green
infrastructure to the area, all of which, cumulatively, can act as a catalyst for future growth.

35

The physical size of City Edge at over 700 hectares means that it is imperative that the future
development of its lands, the vast majority being brownfield, is undertaken in an efficient manner
in order to deliver compact urban forms. Such compact growth has environmental benefits such
as reducing the use of the private car for journeys by locating housing, jobs and services within
walking/cycling proximity to each other and adhering to the principles of the ’15 minute city’.
The area is presently characterised by a low level of green space and this is not unsurprising given
its industrial nature. City Edge offers the opportunity to improve the quality and quantum of its
green infrastructure and deliver a new network of green open spaces that will help to soften the
visual character of the area. Promoting the overall liveability aspect of City Edge can also have
economic benefits such as helping to attract new investment to the area. The Covid-19 pandemic
has served to reinforce the premium that citizens are now placing on having access to open space
areas in proximity to residential areas and City Edge can facilitate same.

In terms of blue infrastructure, the Grand Canal and Camac River and its tributaries run through
the City Edge lands and there are distinct environmental opportunities associated with developing
greenways and blueways along the canal to promote walking and cycling, and for the
naturalisation of the Camac, for instance. As with green infrastructure, facilitating improvements
to the quality of blue infrastructure can deliver positive placemaking benefits which can have
additional socio-economic advantages for City Edge and Dublin.
36
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4.

Strategic Economic & Occupier Trends

City Edge will be subject to a host of strategic trends over the long term and this chapter of the
Economic Strategy provides commentary in relation to a number of economic and occupier trends
that will influence its future economy.
There is little doubt that the Covid-19 pandemic has thrown city economies into a state of flux
since March 2020. While economies take time to try to return to some sense of ‘normality’, there
are emerging economic and occupier trends that have relevance for both Dublin and City Edge.
The impact of Covid-19 on the economy initially was thought of as a short-term impact, however
the pandemic has had a more prolonged effect. Initially, some sectors were more acutely affected
than others such as hospitality, arts and tourism for example, (which have since begun to recover
as lockdown restrictions have eased) while some sectors have continued to move forward and
grow, in particular the tech and biopharma sectors.

Office
One of the key occupier trends that is being
re-evaluated as a result of the pandemic
concerns office space. The pandemic has
encouraged a re-think of how we work and
an important consideration in that relates
to how offices will be occupied from this
moment on. Offices hold many advantages
over

working

employee

from

home

collaboration,

including
innovation,

networking and well-being. An important
consideration for occupiers going forward
relates more to the quantum, quality and
flexibility of office space in addition to the
question of whether or not they will be
occupied.

Evidence from the Dublin property market reveals that there is still a demand for modern office
floorspace in the city and that this is primarily led by the tech sector – the recent leasing of c.18,500
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sq.m. of office floorspace by TikTok at the Sorting Office development in Dublin city centre is an
example of this 3.

Placemaking

is

also

now

an

important

determinant regarding office space and the
creation of attractive places to work is becoming
increasingly

important

for

employees.

Employees now expect not only a place to work,
but a place that has modern amenities, ease of
transport and access etc which positively
influences their work experience.
A key consideration for offices in the future, and
one that concerns new office development that
will be brought forward in City Edge, will be ‘how’
office floorspace will be used as opposed to ‘if’
offices will be used or if offices are actually
necessary at all.

New office space will not only have to serve its primary purpose as a work location for employees,
the optimal conditions will need to be created that ensure such space is supported by ancillary
amenities that will attract employees to work there. Creating the right economic landscape will
ensure that businesses will stay in City Edge over the long term which in turn supports the
transition of City Edge’s economy.

For City Edge, opportunities may exist in bringing forward new office space that will be attractive
to the finance, tech and biopharma sectors initially, as these sectors have a tangible demand for
new employees and accommodation at the present time. For example, tech sector currently
employs 37,000 people nationwide 4, with Dublin now considered as a major European tech hub
location. The wider health sector is also projected as being a long term future growth area and so
this also presents economic opportunities for City Edge if the optimal conditions can be delivered
to accommodate such development.

3

https://www.cbre.ie/en/research-and-reports/cbre-ireland-annual-outlook

4

https://www.idaireland.com/doing-business-here/industry-sectors/ict
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Industry
At national and local levels, there remains a strong demand for industrial and logistics floorspace 5.
The demand for this type of floorspace has been driven, in part, by changing consumer behaviour
such as the increased use of e-commerce over ‘bricks and mortar’ retailing during the pandemic
which has led to the reconfiguration of supply chains, resulting in high demand for logistics space
in particular. Brexit has forced businesses to assess their operations, particularly in terms of
distribution to Ireland and Europe and the financial impacts of same, and this situation is still
resolving itself. At a more global level, there is also a current re-evaluation of supply chains in terms
of how the movement of goods can become more localised to withstand future economic shocks
and to ensure greater sustainability through reduced carbon footprints.

The demand for industrial floorspace is characterised at present by low vacancy rates and a
shortage of warehousing space in general along with continued rises in land values for industrial
land/sites in Dublin 6. The current trend in the Dublin market is for any new warehousing space to
be pre-let in advance of construction with a general demand/supply incompatibility and this
doesn’t show any sign of changing over the short term.

5

https://www.cbre.ie/en/research-and-reports/cbre-ireland-annual-outlook

6

https://www.cbre.ie/en/research-and-reports/Ireland-Market-Outlook-2022
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Within City Edge there is a dominance of low level industrial and commercial buildings. An objective
for the area, as set out, is to facilitate a transition to a more diverse and resilient economy that is
characterised by, in part, by attracting new and emerging sectors that can provide high density
employment.
City Edge is suitably placed to modernise its existing industrial offer, for example through Industry
4.0 (which is a new industrial revolution that promotes modernisation and technological
advancement in terms of product design, manufacture and distribution) and new urban
workspaces, that can deliver higher density jobs but yet satisfy demand for industrial and logistical
floorspace.
Some existing industries/businesses may consider it financially advantageous to relocate from City
Edge given current land values, bringing forward new sites to facilitate modern industrial uses.
However, on the other hand, land values may prove prohibitive in terms of the viability of
redevelopment.
The balance between industry modernisation and ensuring land availability for same is a long term
challenge for City Edge. With the demand for industrial space projected to continue, the industrial
transition may emerge more significantly within the medium to longer terms. The economic
monitoring of City Edge will be important in this respect as it will allow future industrial trends to
be appropriately considered and development priorities re-evaluated if necessary.
Residential
The issue of housing still remains a major
economic issue at all levels, however it is acute in
the Dublin context. Quite simply, there are not
enough

residential

developments

being

constructed to meet demand at all levels.
In order to address this issue, the government
published their new ‘Housing for All’ plan in
September 2021 which is a multi-billion euro plan
to improve Ireland’s housing system and deliver
more homes of all types for people with different
housing needs.
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The plan seeks to, inter alia, address the issue of purchase/renting at affordable prices; ensure
housing is built to a high standard in the right locations that can offer a high quality of life; increase
Part V Housing requirements; deliver social and affordable housing through the LDA; and
ultimately increase supply to an average of c.33,000 new homes per up to 2030.
City Edge presently has a low level of residential development with around 1,750 homes recorded
at the last Census in 2016 which accommodated a resident population of just under 5,000
inhabitants. A unique opportunity is available through the regeneration of City Edge to bring
forward a greater density and mix of residential development that can accommodate an increased
population for this part of Dublin. A higher resident future population can create economic
opportunity in City Edge.

City Edge presently has a low level of residential development with
around 1,750 homes…
Recently, new planning applications for high density residential development have been granted
permission at a number of locations in City Edge. These permissions have the potential to bring
forward thousands of new apartments and to increase City Edge population quite significantly.
This has obvious repercussions for services and infrastructure delivery. There are a number of
trends associated with the new residential developments which include a present focus on 1-bed
and 2-bed units, which is resulting in a low level of 3-bed and family-orientated units, while around
c.50% of units are coming forward under Build-To-Rent schemes.
The trends as referred to are not unique to City Edge, but rather are being experienced across
Dublin. The drive to construct 1-bed and 2-bed units in the main is having a negative impact for
families, for example, who are finding an extremely limited supply to accommodate their housing
requirements in the areas they wish to reside. There is also less opportunity to buy such homes
due to the prevalence of Build-To-Rent schemes. This approach can have a long term negative
impact for the creation of sustainable communities as 1-bed and 2-bed units can give rise to
transient populations who do not stay in the long term. Such transient populations are less likely
to contribute to the community life of areas as they naturally relocate to new areas as their socioeconomic status changes through time. The decreased opportunity to purchase a home also
contributes to this. Looking ahead, the issue of affordability, as ever, will be key.
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Sustainability
In recent times, Environmental, Social and Governance (ESG) has emerged as a relatively new
phenomenon. ESG is a particularly relevant issue given that c.40% of global emissions are
attributed to the property sector. Such has been the pace of popularity, ESG credentials are now
an important economic consideration for businesses, employees and customers. Developers have
taken cognisance of this emerging trend and are fully aware of the importance of promoting the
sustainability and environmental benefits of their developments that can range from LEED and
BREEAM building certifications to simply having cycle parking for employees and proximity to
public transport.

ESG credentials are now an important economic consideration…
An emerging consideration for investors, developers etc in the modern business world is to ensure
that the environmental credentials of the building they occupy are fully aligned with their own
corporate sustainability policies. There is also a financial benefit to this sustainable approach as
well such as reduced building energy costs, employee well-being and retention of staff. Having
sustainable working locations will be advantageous when attracting staff back to the office or their
normal place of work. There is now an increasingly popular drive for businesses to aspire to be
‘carbon zero’ and to have corporate environmental and sustainability policies.
While ESG is a relatively new economic trend, it is one that has come to the fore in the corporate
environment in a relatively short period of time and it is likely to become more popular and
established over the long term. This trend will be significant for the future City Edge as it looks to
create the optimal economic landscape to attract new and emerging sectors while also seeking to
modernise existing industry. The issue of sustainability is one that is at the heart of City Edge
regeneration and ESG will play a role within that.
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5.

Strategic Population & Consumer Trends

Following on from the previous chapter, this chapter of the Economic Strategy provides
commentary in relation to strategic population and consumer trends and their potential economic
impact for City Edge.
Population
In 2021, Ireland’s population reached over 5 million people. Dublin’s population is now estimated
to be in the region of 1.43 million people and accounts for c.28.5% of the national figure. The
Central Statistics Office (CSO) projects Dublin’s population to grow consistently to 2036 where it is
projected to reach a figure of c.1.86 million alongside a national population figure of c.5.81 million.
Dublin’s share of the national population will reach c.32% by 2036.

As projected by the CSO, Dublin’s population is projected to rise alongside an increase in its overall
share of the national population. An increasing population will bring challenges for Dublin and
none more so than ensuring the city’s residents can be accommodated appropriately along with
provision of services. At a national level, the State’s population is also ageing which is
demonstrated by a rise of 742,300 persons aged 65 years and over during the period 2016 - 2021.
In terms of residential typologies, data from the 2016 Census revealed that the ratio of dwellings
to apartments was approximately 75:25 in City Edge which explains, in part, its average household
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size of 2.8 which is considered high from an EU perspective. At a national level, the ratio of
dwellings to apartments increases to around 9:1, whereas in the EU an average of approximately
40% of the population resides in an apartment. At State level, household sizes have been
consistently falling in Ireland since the 1920s and this trend is projected to continue.

The “Housing for All” plan states that Ireland needs an average of 33,000 homes constructed per
annum until 2030 to meet targets for its additional households. As set out, current and projected
population trends indicate that factors such as a rising and ageing population along with falling
household sizes will need to be appropriately considered to ensure the right quantum and
typology of residential development is brought forward and in the right locations.

The regeneration of City Edge offers the opportunity to accommodate Dublin’s projected rise in
population over the long term through its transition to a new mixed-use neighbourhood. In order
to ensure compact growth and a sustainable and efficient use of City Edge land, new residential
development will generally be brought forward through apartment typologies rather than
traditional dwellings in accordance the national planning policy. This way of living will be a
departure from the norm at State, city and local levels, however it will accord with EU residential
trends. This trend has already commenced in City Edge through a number of planning approvals
for apartment developments, some of which are already under construction.

A higher resident population can generate economic opportunities
for City Edge …
Going forward, new residential development within City Edge must be focused on delivering the
appropriate mix of tenure, typology and density of residential development in order to
accommodate projected demographic and household sizes over the long term. An increased
resident population in City Edge can be a catalyst for creating economic opportunity over the long
term through increased demand for services for example. Aligned to this, the future locations of
residential development within City Edge will have an important economic influence as there is a
natural relationship between the geography of residential and economic development. Facilitating
a mix of uses in close spatial proximity to each other, such as residential and economic for
example, also serves to promote the concept of the ’15 minute city’ for City Edge.
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Consumer
The Covid-19 pandemic has given rise to a significant and ‘once-in-a-lifetime’ impact on not only
the economies of cities, but also upon consumer behaviours. The pandemic has presented the
opportunity for people to re-evaluate their lifestyles, where they live, their working behaviours,
and how they acquire goods and services for example. This has resulted in the formulation of new
consumer trends and such trends will be an important consideration in the regeneration of City
Edge.

One area where there has been a significant change to people’s lives since March 2020 concerns
their employment. The pandemic forced the closure of employment locations for long periods with
many people experiencing ‘working from home’ (WFH) for the first time in their lives. As a result,
many workers have embraced WFH as a working behaviour and now consider it advantageous to
their overall lifestyle – for example, the absence of a daily commute has meant that workers have
more time to enjoy outside of normal working hours. In terms of employment overall, WFH as part
of a hybrid working pattern has now become a potential option.

If the trend of WFH becomes more firmly established, City Edge will need to be cognisant of this.
This has impacts for residential development for example, whereby there will be expectation for
new homes to provide areas for working purposes. This will require the design of traditional
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residential developments to undergo a re-think and the onus will be on developers to bring
forward modern residential schemes that can accommodate WFH practices. In turn, developers
will also need to evaluate this trend from an economic point of view in terms of the viability of
delivering future residential development.

Working from home has now become a potential option under
hybrid working patterns …
In terms of employment in general, there is a value being placed upon health and well-being by
workers. As mentioned, WFH during the pandemic has resulted in less commuter journeys to
employment locations. Workers now recognise the benefit to the quality of their lives that the
absence of a potential lengthy daily commute brings. This emerging behaviour presents the
opportunity for City Edge to identify and deliver future residential and employment locations in
close proximity to each other. An important element of this approach will be to ensure the optimal
conditions are created to attract new businesses and sectors into City Edge.

The pandemic has served to promote increased digital connectivity and this is particularly relevant
in relation to the purchase of goods and services. There was a significant rise in e-commerce
activity as people chose to visit physical (bricks and mortar) retail premises less frequently for
health and safety reasons. This behaviour has now become more standardised with online
retailing now a normal consumer behaviour. The increasing popularity of utilising e-commerce has
led to an increased demand for logistics and distribution floorspace as referred to 7. This consumer
trend presents an economic opportunity for City Edge to accommodate this floorspace typology.

7

https://www.cbre.ie/en/research-and-reports/Ireland-Market-Outlook-2022
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6.

Economic Proposition

This chapter of the Economic Strategy sets the economic proposition for City Edge and identifies,
inter alia, its core economic principles; the associated challenges and opportunities that exist while
also providing commentary on a number of influencing factors and forces that have the potential
to shape its economic growth.

Economic Principles
Future economic development within City Edge will be based upon four key principles as
formulated by Avison Young that have been incorporated into the Strategic Framework – these
principles are illustrated below:
GROWTH

OPPORTUNITY

DIVERSIFICATION

Cities are economic
growth generators.
City Edge presently
has a low density of
employment across
a large physical area.

City Edge offers a
once-in-a-lifetime
opportunity to
economically
regenerate a large
area of Dublin into a
new mixed-use
neighbourhood.

The City Edge
economy is one that
is presently centred
around a number of
traditional
employment sectors.

The regeneration
process will seek to
deliver economic
growth through a
range of measures
such as creating
high density
employment,
attracting high value
sectors, building on
the role and value of
existing intensive
industries and
creating the right
economic landscape
that will combine to
increase its
economic value to
Dublin.

In order for its
economy to grow,
while realising
industry will
continue to have a
role, it will need to
diversify its sector
base and attract new
and emerging
sectors that will
provide a range of
high density and
high value jobs that
will be attractive to a
highly qualified and
skilled workforce.
Diversification will
marry existing and
new sectors to create
the optimal sector
mix for City Edge.

Central to this aim is
the opportunity to
re-purpose the
economy of City
Edge so that the
economic structure
of the area is
sustainable over the
long term and
continues to add
value to the wider
Dublin City
economy.

RESILIENCE

Having a resilient
economy in place
for City Edge is a
key principle of
economic
development as it
promotes strength
and
competitiveness.
A resilient economy
is one that is
responsive to
changing economic
conditions and can
assist in
withstanding
economic shocks
(such as the
pandemic) while
providing job
opportunities
across a range of
high value sectors.

Challenges and Opportunities
The economic scale of opportunity for City Edge is significant. The regeneration process seeks to
reshape and remould the area in a physical, social and environmental manner. Economic
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development binds these factors together, so its overall importance is crucial within the process.
The economic proposition for City Edge is one that presents a multitude of challenges and
opportunities and a number of key challenges and opportunities are provided in Table 6.1. Figure
6.1 provides a summary of the relationship between the economic development principles and
associated development challenges.
Economic Challenges
Infrastructure
Funding

City Edge faces a key challenge in relation to funding its regeneration,
particularly regarding the funding of infrastructure delivery. Appropriate
mechanisms for funding must be identified, be it from public or private
sectors or a combination of both, in order to unlock development.
Infrastructure delivery is a key part of creating the optimal conditions to
attract new sectors and workers to City Edge. Key infrastructural
requirements are identified with this Strategic Framework.

Land Ownership

City Edge encompasses a large physical area of +700 ha with a large number
of landowners present. This presents challenges such as bringing lands
forward in a co-ordinated manner and seeking to avoid piecemeal
development patterns.

Development

Issues exist regarding current viability of development due to increasing
land/property values and costs of construction – these issues are being
experienced at national, regional and city-wide levels. Increasing values and
costs may impact economic growth, particularly in the early phases. There
are also challenges around the design and viability of mixed use schemes
that can deliver attractive and meaningful workspace alongside residential
use and the co-location of such uses. Creation of place and the delivery of
sustainable transport infrastructure for example can assist viability and will
help to attract new commercial and office space over the next 10-15 year
period.

Viability

Demand for
Industrial Land

Development
Catalyst

Demand for industrial land has increased substantially across Dublin in
recent years. This situation has economic challenges for City Edge (and wider
city economy) such as landowners wanting to retain industrial land due to
its increasing value and for the relocation of existing operations. Working
around/with Seveso sites also presents challenges.
Catalysts such as a major anchor (e.g. large scale employer) or an
institutional use can act as a development ‘spark’. A primary challenge for
City Edge is attracting a catalyst in the early regeneration phases in order
promote the area as a ‘business-friendly’ location that can kick-start further
development and make the area more commercially attractive.

Economic Opportunities
Sector Diversification

City Edge must look to other sectors for new opportunities and it must
embrace sector diversification to do so. Promoting and attracting a range of
sectors can lead to economic opportunities to make its economy more
resilient and competitive over the long term and provide high value
employment.
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Land Use
Intensification

City Edge has the opportunity to ensure that new development will promote
compact urban forms and deliver a more efficient use of brownfield lands –
an important aspect of this is creating the opportunity to deliver more
intensified mixed residential/employment locations within City Edge that will
be supported by sustainable transport provision.

Governance Model

The opportunity exists for a bespoke governance model to be created for
City Edge and this is particularly relevant given its lands are situated within
two local authority jurisdictions. There may also be an opportunity for City
Edge to become an ‘Urban Development Zone’ as proposed within the Land
Value Sharing and Urban Development Zones Bill 2021, for example.

City Demographics

Dublin’s population is now estimated to be in the region of 1.43 million
people and is projected to reach a figure of c.1.86 million by 2036. City Edge
offers the opportunity to accommodate a percentage of Dublin’s projected
rise in population over the long term through its re-imagination as a new
mixed-use quarter.

Sustainable

Delivering a critical mass of population to augment the existing population
of City Edge will be a long term challenge. Through the delivery of high value
jobs, the aspiration is that workers will reside within the area on a long term
basis, being located close to their place of employment. The opportunity for
creating long term resident communities needs to be ably supported by the
delivery of housing, physical and social infrastructure and local services that
will be required by the future local population.

Communities

Retaining Industrial
Lands

As referred to, there is a tangible demand for industrial land in Dublin.
Retaining such lands can offer economic growth opportunities for City Edge
by ensuring that it maintains its economic base and employment driver,
while assisting with Dublin’s city-wide industrial offer, particularly over the
short/medium terms.

Table 6.1 – Summary of Key Economic Challenges and Opportunities

Further to the information provided at Table 6.1, the overall land area of City Edge presents a major
challenge. City Edge has a low resident population and low quantum of housing given its area. This
low-level population/housing is not conducive in creating new economic opportunity due to its low
quantum – more people, more housing brings more opportunity. The existing industries are
generally low density with just over 60% of all workers in City Edge involved in wholesale
trade/retail and manufacturing sectors. This over-reliance on a small number of industry sectors
represents a resilience challenge to City Edge’s economy.
The character and placemaking quality of City Edge requires optimal transformation to create
attractive environments in order to support new businesses/sectors and their employees and to
ensure they will stay over the long term. The provision of necessary infrastructure will play a key
role in attracting such businesses. The transformation of City Edge also presents a challenge for
existing businesses and landowners in terms assisting their potential relocation outside of the
area.
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Figure 6.1 – Relationship between Economic Development Principles and Challenges

At a strategic level, there is a key challenge in facilitating the overall economic transition of City
Edge into a modern and diverse employment area for Dublin. How can emerging/growth sectors
be accommodated within the economic landscape alongside existing valued sectors? How can high
value jobs and high density employment be delivered? How can business locations be situated in
proximity to residential areas so that residents can live close to their place of work? Within these
challenges, there is also the overarching aim of ensuring City Edge maintains its role as a major
employment area and one that contributes significantly to the value of the Dublin City economy.
As with any challenge, there comes opportunity. The transformation of City Edge economically
represents a once in a lifetime opportunity for Dublin. The opportunity exists to re-purpose and
modernise the City Edge economy so that it exhibits the following fundamental characteristics:
•

Resilience: to withstand future economic downturns

•

Diversification: accommodating a range of new and emerging sectors

•

High Density/Value: high value jobs created within a high density employment area
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The opportunity exists for City Edge to embrace and attract new economic growth areas such as
the green economy and the experience of Vancouver is an example of how this sector can
contribute significant value to a city economy (see further within this chapter). Within this growth
sector, ‘green buildings/construction’ and professional services such as ‘environmental advisory’
and ‘green research’ are just some areas that can provide new business and employment growth
opportunities.

Taking a high level view, there is now a wider recognition and understanding of the ’15 minute city’
concept and how this can bring benefits to city economies such as Dublin. There is now an
increased appetite from city populations to realise this concept, and the transformation of City
Edge provides the perfect opportunity to bring this concept to life. Delivering mixed-use
development, promoting sustainable transport modes, creating quality places for residents and
workers are only a number of ways that this concept can deliver economic advantages for City
Edge.
City Edge retains valuable knowledge and experience across a range of ‘traditional’ sectors which
has been acquired over a number of decades. This knowledge base has a significant existing
economic value and it can be utilised in terms of advancing and modernising City Edge’s existing
sectors – for example, the transition of existing manufacturing towards ‘Industry 4.0’ that will
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include increased digitalisation, automation and artificial intelligence in the production of goods.
High value jobs can also be generated within this transition.

Influencing Factors and Forces
Deglobalisation
Recent economic commentary suggests that the
pace of globalisation is beginning to slow. This can
be attributed to a number of factors such as
companies rethinking their global footprints, greater
consumer awareness in relation to social and
environmental issues and a focus on reducing
carbon footprints.

In particular, the Covid-19 pandemic has highlighted some of the issues that are associated with
globalisation such as the impact of international travel restrictions which, in turn, has had a
detrimental effect on supply chains and the movement of goods and products all around the
world.
As a result of the slowing down in the pace of globalisation, multi-national companies are now reevaluating their business models with a new emphasis on a more locally based approach in order
to reduce the need to move goods and products over long distances and by extension reducing
the risks associated with same. It is also anticipated that manufacturing facilities will see renewed
demand with logistics networks focusing more on integrating local and regional areas.
The question of resilience and impact of globalisation has also gained in importance amongst
businesses, with business decision making processes increasingly taking into consideration
environmental impacts (through elements such as risk, long term costs, impact on public
perception, etc.). This has also contributed to a re-shoring of activities traditionally de-localised to
developing and emerging countries.

Resilience
Urban resilience is the capacity of individuals, communities, and businesses to survive, adapt,
evolve and grow despite the adverse impacts or stresses they encounter or are subjected to. City
Edge faces a number of economic resilience challenges which include, inter alia:
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Location: A large urban edge location that is characterised by a pattern of low density industrial
development.
Commuters: A local economy that relies on a substantially high proportion of employees that
commute to and from the area on a daily basis.
Framework: The absence of an overarching framework that will guide the future regeneration of
the area.
Population: A relatively low resident population of just under 5,000 persons in a large city area.
Building Stock: An older building stock requiring retrofitting works to make them energy efficient.
Housing: Low levels of new residential development brought forward in recent times.
Sustainable Transport: A continued reliance on the private motor car for journeys to employment
locations despite availability of bus, rail and Luas transport services.

The Strategic Framework, along with future statutory plan(s), can address these resilience issues
appropriately by guiding future development and ensuring that the right conditions are created in
order to attract new businesses, new sectors, new employees, increased housing and an uplift in
its resident population for example.
Green Economy
The green economy encompasses the wide range of goods and services that fall under
environmental and natural resource use, management and protection, and is characterised as being
low carbon and resource/energy efficient. A key objective in the promotion of the green economy is
meeting the challenge presented by climate change.
The re-imagined City Edge can make a positive and ongoing contribution to the green economy
through a number of measures that can also deliver economic benefits such as:
• Commitment to the circular economy in order to reduce waste.
• Promotion of sustainable modes of transport, particularly walking and cycling, and ensuring
the appropriate infrastructure is delivered to encourage such movement.
• Use of electric vehicles and delivering the associated infrastructure required for same.
• Construction of new carbon-zero buildings and retrofitting existing buildings to ensure they
are energy efficient.
• Incorporating green/blue infrastructure as a fundamental component of the design process.
• Making optimum use of sustainable energy sources and a reduction in the use of finite
resources such as oil and gas.
• Placing housing, jobs and services in locations that requires minimal journey times.
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The successful adoption of green economy principles can result in distinct benefits for City Edge
and one such benefit relates to employment creation. The city of Vancouver in Canada identified
the potential economic benefits of the green economy from an early stage, and it subsequently
witnessed an 87% increase in green jobs (c.15,800 jobs) over the period 2010 – 2020. Job growth
has been facilitated in sectors such as Green Building Design and Construction, Land and Water
Remediation, Environmental Consulting, and Materials Management and Recycling.
Artificial Intelligence
Artificial Intelligence (AI) can be described as the theory and development of computer systems
that are able to perform tasks normally requiring human intelligence. The application of AI is wideranging and is associated with many different sectors and industries. This represents one of its key
economic advantages. A simple example of how AI has impacted our daily lives is illustrated
through the recent advancement in smartphones and mobile technologies which have now
become a staple part of our daily personal and business interactions.
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Technology
Technology is considered to act as a key economic driver with the technological process allowing
for a more efficient production of goods and services. In recent times, most of the leading
technology companies in the world have established offices in Dublin which has generated
significant levels of employment and created new job sectors.

Much like Artificial Intelligence as referred to, the transitioning City Edge economy may be
dependent upon emerging and future technologies in order to provide goods and services that
are in demand. At this moment in time, it is difficult to predict what new forms of technology will
emerge over the decades to come given the rapid advancements achieved since the start of the
2000s in particular. However, the businesses attracted to and located within City Edge will certainly
have to embrace ‘technology’ in whatever form it takes in order to remain competitive on national,
European and global stages.
As City Edge begins to facilitate a future economic transition, AI offers the potential to support a
more diverse portfolio of industry and employment sectors which presents a significant economic
opportunity. In particular, AI can serve to attract more high-tech and modern enterprises to City
Edge, bringing with it high quality jobs that can provide direct and indirect economic advantages.
Recent research undertaken estimates that AI could boost Ireland’s GDP by 2030 by around 12%
or c.€48 billion and this statistic demonstrates its significance (PWC 2017).
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New technologies have influenced working practices within a wide range of industry. For instance,
new technologies have allowed for a higher locational flexibility for most knowledge-based
activities (i.e. traditional office activities) where interaction with colleagues, traditionally face-toface, can now be carried out online (video conference, shared point, online chat, cloud-based
documents to allow greater remote collaboration). This has also revolutionised working practices
in more industrial sectors, such as manufacturing, with the development of new manufacturing
processes, simplification of tasks (use of technology to support human resources), and cleaner
manufacturing (factories of the future) which are increasingly compatible with competitive land
uses - for example, many manufacturing activities are now compatible with residential uses. Open
source software and improved prototyping/small batch manufacturing equipment have also
democratised innovation, leading to increased production based activity in Dublin for higher value
goods.
The rise of technology has also contributed to the rise of e-commerce and online sales, which in
turn has driven the need for more distribution and logistics space in Ireland (national, regional and
last mile delivery) at the expense of traditional retail activities (i.e. ‘bricks and mortar’ retail). The
growth of last mile delivery is a more recent phenomenon which can be explained by the evolution
of consumer demand. To respond to the high demand for ever faster delivery and flexibility for
returns, e-sellers have had to adapt their operational structures to ensure a higher coverage of the
territory with last mile delivery services.
Political Environment
As the impacts of Brexit are beginning to be understood and evaluated, the decision of the UK to
leave the EU has had a significant impact for Ireland, with both negative and positive effects being
felt by the national economy.
The UK is one of the main commercial partners of Ireland (second in terms of exports after the
United States in 2019, closely followed by Belgium and Germany; and first in terms of imports
before the United States). The impact of Brexit, at least in the short term, has somewhat slowed
down trade activities between Ireland and the UK in both directions, due to new trade barriers
between the UK and all EU Members (although some dispositions exist to soften trade between
the UK and Ireland specifically).
Brexit may also create positive impacts for the Irish economy, with a relocation of some activities
from the UK to Ireland (such as some financial activities being relocated from London to Dublin),

62

the need to compensate for the reduction in imports from the UK (which could be partly resolved
through an increase in national production), or opportunities to seize international market trade
shares lost by the UK, particularly with other EU Member States.
Ireland is well placed to benefit from Brexit in terms
of international trade with other EU members by
fulfilling exports that can no longer be fulfilled by the
UK. International trade between the US and the EU,
which used to transit through the UK, could also
potentially be re-routed to transit through Ireland
instead.

This

also

offers

potential

economic

opportunities for City Edge.
With Brexit, Ireland is now also the main entry to the EU from the United States and an ideal
location for EU headquarters of American (and Canadian) companies as the country offers one of
the lowest corporate tax rates in the EU and has a young and highly educated population which
speaks English. Ireland, and Dublin, are already European champions for economic activities such
as technology, financial and health and City Edge economy should be looking to attract such
growth sectors to provide employment opportunities over the long term. A key part of this to bring
forward the right conditions to facilitate these sectors and to ensure they stay located in City Edge.
Governance
Governance is a critical element in relation to economic regeneration and this is exemplified by
OECD research that reveals cities with fragmented governance structures have lower rates of
productivity and economic development. The governance structure that is adopted for City Edge
will have a key influence on its future economy. The Governance structure adopted in the future
will need to be determined depending on the role the State is set to play in progressing delivery of
the vision for these lands.

Land Use Transition and Facilitating Relocation and Displacement
The economic outlook for the future City Edge is envisioned to gradually transition towards
attracting more high density, new and emerging business sectors as part of a new mixed-use urban
quarter. The regeneration process will seek to utilise new methods and concepts that can bring
forward new homes and jobs where the local community can live and work alongside one another.
This can be delivered through new mixed-use typologies at site and neighbourhood levels, for
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example, within a place/people-led approach. At a local level, some parallels can be drawn in this
instance with Sandyford, South Dublin which is transitioning to a location for living and shopping
as well as employment.
The transition of City Edge’s future economy is likely to be one that presents both opportunities
and challenges over the long term. Moving towards a mixed-use quarter where new and emerging
business/employment sectors are accommodated will not only deliver a more diverse range of
modern business uses, it will also hopefully encourage those who are employed in these jobs to
become resident in City Edge, thereby adding both social and economic value from a sustainable
community viewpoint.
The transition strategy for City Edge may result in some existing business enterprises relocating to
new premises outside of City Edge. Relocation can lead to positive economic outcomes such as
playing an important role in releasing suitable development lands. However, it is recognised that
there will also be challenges regarding this such as the quantum of landowner involved and the
viability of relocation for existing businesses.
It is acknowledged that many businesses have been in operation within City Edge for a long period
of time and the idea of relocating may appear alien to them. There is also the view that some
existing companies may embrace the opportunity for relocation and are open to exploring same.
There has been some intimation from a number of landowners of their potential willingness to sell
some of their land holdings within City Edge. This is a positive step and it also allows for lands to
be potentially earmarked for redevelopment within the early phases. Conversely, there is also the
realistic situation and challenge where landowners and/or businesses are not open to selling or
vacating their lands for various reasons and this scenario will have to be further considered as part
of the overall regeneration process.
In order to facilitate relocation for within City Edge over the long term period, State level assistance
may be required. As set out within the Strategic Framework, a regional approach to the zoning of
land for industry to facilitate the relocation of such uses/operations from City Edge to other less
central locations may be required. Aligned to this approach, relocation from City Edge may also be
assisted through strategically located State-owned lands zoned area for industry. This approach
would also assist industry relocation for other centrally located industrial estates.
As the regeneration of City Edge is at an embryonic stage, the matter of relocation and use
transition is one that will require further analysis and investigation as new development begins to
come

forward

in

the

area, and

particularly
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the

relationship

of

new

and existing

development/uses/operations. Where appropriate, the co-location of new and existing
development/uses will be sought in order to provide growth and vibrancy along with an efficient
and sustainable use of City Edge land.
Sector Co-Location Potential
As the regeneration of City Edge begins to take hold, and new mixed-use development begins to
come forward, it may be that existing businesses choose to leave City Edge of their own volition.
This may be the case where new development and existing businesses have an incongruous colocation relationship for example. One method of initially considering if there is potential to retain
and/or transition existing businesses is to analyse the broader sector mix within City Edge and a
summary commentary is set out as follows in respect of existing sectors in City Edge.

Manufacturing
Manufacturing has the potential to be retained and enhanced within the
future City Edge economy, but it will require support to be transitioned to new
working/technological practices (for example Industry 4.0).

Wholesale/Retail Trade
It is expected that a transition from retail activity and towards e-commerce will
occur. There may be some scope to retain some element of wholesale/retail
trade, but it may have to consider internal relocation along the strategic road
network and away from future residential areas.

Construction
Short term displacement is likely as the sector is considered to move to more
modern types of construction and higher value manufacturing. However,
there is some scope to retain and enhance this sector in City Edge.

Information and Communication, Financial
This businesses/activity should be retained and is most likely able to be
enhanced through the evolution of technology. This sector could be
transitioned towards supporting higher value sectors such as E-gaming,
Financial Technology (FinTech), and Medical Technology (MedTech).
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Logistics/Distribution/Storage
This sector has the potential for multi-storey (access ramp) and co-location
with other employment uses. However, it is considered there is limited colocation potential with residential uses. Access to the strategic road network
and high connectivity to major Irish cities and freight infrastructure promotes
sector potential.

Education, Human Health & Social Work
The impact of the Covid-19 pandemic is driving the growth and importance for
this sector and there is the future potential to link into the Life Sciences sector.
Therefore, potential exists for some of those businesses/activities to remain in
City Edge.

Public Administration, Social Security & Defence
This sector is unlikely to grow in the short term due to the impact on public
finances over the last number of years. Therefore, it is unlikely to have the
necessary scope to be retained and enhanced in City Edge.

Other Services Activities
Opportunities for the services sector to remain in City Edge and to be
enhanced by residential-led schemes exist. However, there may be a
dispersion of businesses in the long term due to new trends (for example,
electric vehicles leading to loss of employment in activities such as petrol
station and independent mechanics).
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Chapter 7 – Existing &
Strategic Growth
Sectors
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7. Existing & Strategic Growth Sectors
This chapter of the Economic Strategy provides commentary and analysis in relation to identified
existing and proposed strategic growth sectors and how these sectors can play a role and support
the future economic growth of City Edge. Commentary in relation to sector relocation and
associated costs is also provided.
As set out in the following sections of this chapter, there is a focused commentary around potential
growth sectors, that are either not presently operational or have a limited presence in City Edge,
that could be accommodated within the area in order to provide high value employment
opportunities over the long term. Commentary is also provided in relation to existing sectors that
currently provide valued employment in City Edge and which are anticipated to continue to provide
such employment opportunities into the future. The value of existing sectors in City Edge is fully
recognised and in tandem with the promotion of new and emerging growth sectors, both existing
and new can be integrated over the long term in order to provide a firm foundation for economic
growth. Case study sector examples are provided at the end of this chapter for information.

Value of Existing Sectors within City Edge
City Edge makes a significant contribution to the economy of Dublin in terms of employment
provision and GVA contribution. It is important to recognise this current economic value when
considering how new and emerging sectors will contribute to the growth and development of the
future City Edge economy. There will be a continued support for industry within City Edge lands
and from a land use perspective, this will be encouraged and accommodated on lands identified
for urban industry. Within City Edge there is an existing ecosystem of businesses, comprising a
range of wholesale, automotive and logistics activities with their respective supply chains and it is
expected that such activities will continue to provide valued employment into the future.

Existing sectors must ensure they embrace advancements and
modernisation in their respective fields in order to remain
competitive…
Presently within Dublin, and further to research referenced in the previous chapters of this
Strategy, it is acknowledged that there is a demand for industrial and logistics/distribution
premises and City Edge is a primary location in the city for same and due to its locational
advantages, is anticipated to continue to function as same into the future.
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At this moment in time, these sectors, amongst others, are providing significant employment
opportunities within City Edge and therefore their retention will continue to support the area’s
current high economic value to Dublin. It is anticipated that there will be a continued demand for
industrial land/property within City Edge and such demand will be accommodated on lands zoned
for this use. Alternatively, some specialised industrial operations, such as Seveso sites, may need
to relocate outside of City Edge as their industrial practices may not integrate appropriately with
new development/land use typologies that will come forward in time. Further information
regarding sector relocation and relocation costs is provided at the end of this chapter.
Within mixed-use locations in City Edge, development proposals that will come forward over time
will be encouraged to provide modern and well designed urban workspace that can accommodate
the requirements of light industry and smaller business operators, for example. In order to remain
competitive and resilient, it will be important for existing sectors to ensure they embrace
advancements and modernisation in their respective fields in order to remain productive – for
example, manufacturing and process industries must be cognisant of the growth potential being
brought forward by ‘Industry 4.0’ through such things as production automation, digitisation and
data simulation/modelling that can deliver increased productivity, optimised supply chains and
more focused ‘customer and user’ experiences. The existing Logistics, Distribution and Storage
sector, that has been influenced by Brexit and the Covid-19 pandemic in particular, also offers
growth potential for City Edge.

Potential Growth Sectors
In order to grow the future City Edge economy and to ensure it has a diversified and resilient
structure, new and emerging sectors must be attracted and accommodated within the area to
augment the existing sectors which still retain an economic value for the area.
Ireland has several potential strategic growth sectors ranging from Financial Technology (FinTech)
to Biopharmaceuticals. It’s anticipated that majority of these identified sectors will see good
growth that could potentially be accommodated within City Edge and supported by ensuring the
right conditions are created through the overall regeneration process. Moreover, by focusing on
delivering a world-class business environment, it is considered that City Edge will naturally attract
new sectors and new activities, which are further attracted by the existing sectors catered for the
area. The following commentary provides a high level assessment regarding selected sectors that
are considered to offer growth potential for City Edge. A description of each sector is provided
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along with an assessment in relation to considerations for City Edge. Sectors have been assessed
against criteria identified by the authors of this Strategy such as, but not limited to:
•

Does the sector in question have an existing presence in City Edge?

•

Is there connectivity to a supporting cluster(s)?

•

Is the sector able to access an available labour pool?

•

Does the sector reliant on a public transport link?

•

Is the sector a fast growing activity?

The criteria against which the sectors have been assessed relates to their potential for future
growth in City Edge. A summary of sector and phasing considerations in relation to the conditions
required to progress each sector in the short, medium and long terms is provided, with sector
considerations colour coded from green (meaning suitable) to amber to red (meaning unsuitable)
to indicate suitability and compatibility (or not) within City Edge for ease of reference. An overall
summary is set out at Table 7.2.
Logistics, Distribution & Storage
Sector Descriptor: Logistics, distribution and storage is principally concerned with the
transportation, warehousing and packaging of products.
According to the Department of Business, Enterprise and Innovation (“DBEI”), the global freight
transport and distribution and logistics services sector, of which this forms part of), accounts for
108,000 jobs in Ireland 8. Figure 7.1 provides an overview of key facts and figures for this sector.
Pre-pandemic, technology was dramatically transforming the sector. Both from the use of data
analytics to improve performance and serve customers better through improved forecasting, to
scale capacity up or down and plan routes. In addition to this, artificial intelligence and machine
learning techniques can deliver dynamic routing and connected autonomous vehicles present
further potential efficiencies for the sector. There has been greater emphasis on environmental
sustainability, with manufacturers and retailers demanding operators transport their good with
low carbon footprint. Therefore, there has been a steep rise in investment of eco-friendly
technologies, including the use of electric vehicles, electrical systems through to an increase in
demand for skills such as logistics planning, carbon reporting and the ‘greening’ of operations.

8

https://enterprise.gov.ie/en/Publications/Publication-files/Focus-on-Transport-and-Logistics-2020.pdf
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Figure 7.1 – Transport and Logistics Snapshot

Ireland is a net exporter and has established expertise in facilitating a multi-modal supply chain
incorporating sea, road, rail and air freight. Excellence in freight transport and logistics is also vital
for attracting inward investment and enterprise competitiveness. Given its advantageous location
on the periphery of Europe, it is home to several European and EMEA (European, Middle East and
Africa) headquarters for many global players.
The logistics sector is both capital, location and employment sensitive, and, coupled with the global
freight transport industry, is driven by trends in global trade. The DBEI noted that while transport
in general (including passenger traffic) fell post-Covid-19, air cargo supply lines have remained
robust throughout the pandemic and into the post-Covid-19 period. It also noted that the ecommerce driven logistics industry has grown in 2020, translating to an increase in warehousing
demand and data centre space. As a result, those companies have increased employment. It
should be noted that overall sector accounted for 2% GVA in 2018 and 5% of total employment,
approximately half of which is located outside Dublin.
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Given the wider changes in consumer trends and shopping practices (one day-delivery for
example), it is expected that the reliance on e-commerce to remain, and will most likely drive the
need to consider ‘last mile’ logistics hubs close to urban centres as well as storage and
warehousing, and data centres. Brexit may also be a driver for storage and warehousing space in
Ireland, as fulfilment centres are required to allow for the UK to be bypassed by larger e-commerce
businesses (e.g. Amazon), thus avoiding potential delays or further charges due to Brexit trading
arrangements.
As alluded to, looking forward there is an opportunity for this sector to be linked to other drivers
of growth and activities, such as the development and implementation of electric vehicles, use of
robotics and automation to drive efficiencies in processes, and to form part of a waste/closed loop
packing and recycling and clean energy strategy.
City Edge Consideration: The location of City Edge on the periphery of Dublin but in proximity to
the city centre is extremely advantageous from an operational point of view. A number of large
distribution companies such as An Póst, DHL and DPD Ireland, for example, have established
operations within City Edge, providing valued employment opportunities. The locational
characteristics of City Edge provides a firm basis and opportunity for this existing sector to
continue to grow within the area and to capture an increased share of employment. City Edge
already has an advantage in that the logistics and distribution sector already has an established
presence and workforce operating in the area with c.6% of City Edge residents working in this
sector (Census 2016).
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Employment in the logistics sector can be influenced by two main factors:
•

National population and share of e-commerce; and

•

National and international trade

It is clear from data available that the logistics sector in Ireland is expected to see substantial
growth over the short, medium and long term. Population in Ireland is expected to grow by nearly
20% over the next 20 to 30 years, to reach a peak of c.6 million people when based on the CSO
‘M2F2’ population projection 2016 – 2061 (See Figure 7.2).

Figure 7.2 – Population Projections by selected assumptions (Source: CSO Ireland)
The ‘What Warehousing Where’ 2020 report, written by the British Property Federation and Turley,
explores the relationship between homes and warehousing both in terms of quantum and
location. As homes consume a wide variety of goods, the growth of populations and growth of
homes across the country will generate a proportional requirement for logistics space to meet
additional demand. The report states there is presently 69 sq.ft. of warehouse floorspace for every
home in England.
Using the same assumptions, and assuming an average household size of 2.4 individuals, it is
estimated that the population growth in Ireland alone could lead to a requirement for an additional
2.5 million sq.ft. of warehousing space by 2050 (see Table 7.1). This would generate the creation
of between 27,000 and 35,000 jobs in the sector (national, regional and last mile delivery).
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In addition to this, additional warehousing space could be required to international freight (both
between Ireland directly and other countries, but also from Ireland as an intermediate and entry
point to the EU market from non-EU states such as the United States or Canada).
City Edge is extremely well positioned to capture an important share of this employment due to
its positioning in Ireland, proximity to Dublin city, port and airport, and connectivity to major freight
infrastructure as well as major urban areas across the country. Advantages include the sector
being an existing and established activity in City Edge; harnessing existing workers/labour pool
and that it is a fast-growing activity. Immediate wins could be made in terms of employment in this
sector in City Edge (short term phase).
Table 7.1 – Estimated Population, Households, Floorspace Statistics (RoI)
2020

2030

2040

2050

Population

4,887,992

5,219,951

5,530,561

5,801,399

Households

2,036,663

2,174,980

2,304,400

2,417,250

Floorspace (sq.ft.)

13,060,388

13,947,360

14,777,289

15,500,950

Additional floorspace (from 2020)

0

886,972

1,716,901

2,440,562

Additional Employment (high) 9

0

12,671

24,527

34,865

Additional Employment (low) 10

0

9,855

19,077

27,117

Logistics, Distribution and Storage Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link

9

70 sqm per job

10

90 sqm per job
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Logistics, Distribution and Storage Phasing Considerations for City Edge

Urban Industry
Sector Descriptor: This sector is concerned with industrial processes that comprise such uses as
light and heavy industry, manufacturing (including advanced manufacturing) and production.
The IDA states that the manufacturing sector has been transformed over the past twenty years by
globalisation, technology and the growth of emerging markets. Ireland has responded to these
fundamental changes by moving its manufacturing facilities and activities up the value chain in
order to become the strategic hub of choice for global companies.
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The Department of Enterprise, Trade and Employment’s report in December 2019 entitled
“Ireland’s Industry 4.0 Strategy 2020-2025” sets out the vision for Ireland to be a competitive,
innovation-driven manufacturing hub at the frontier of the fourth industrial revolution. The
Strategy states that adopting Industry 4.0 will be critical to maintaining a competitive
manufacturing base onto the future that will underpin sustainable high quality jobs and exportled economic growth.
City Edge Consideration: City Edge is an important industrial location for Dublin City. This is
illustrated by around 5,000 jobs presently being located within the manufacturing sector. These
urban industry uses can continue to be key employment sectors in the area. However, in order for
City Edge to retain its industrial value and to be resilient and competitive, this sector must take
cognisance of ‘Industry 4.0’ which is modernising the way companies manufacture, improve and
distribute their products. Industry 4.0 is an evolution of industrial process and implements modern
technology such as cloud computing, data analytics and artificial intelligence into their operations.
Given its industrial nature and the existence of c.20% of employees working within the
manufacturing sector in City Edge, there are opportunities for the area to embrace Industry 4.0
and to promote further high value job creation over the medium term (although short term growth
could be achieved). Advantages include the sector being an existing and established activity in City
Edge; it can support sustainability through modernisation; it has access to a skilled labour pool;
and it has cluster connectivity.
Urban Industry Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link
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Urban Industry Phasing Considerations for City Edge

Urban Workspace
Sector Descriptor: Urban workspace covers a wide variety of uses such as shared/private office
space for business start-ups, lab space, maker space, incubator space, creative space/facilities,
maker space for shared technical or workspace facilities for physical making or production of
goods. The pandemic has resulted in a re-thinking of the traditional ‘office’ which has given rise to
new types of flexible workspace models for variety of business typologies.
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Bringing together offices with amenities such as event spaces, food and beverage, and leisure
facilities within traditional commercial buildings allows sectors to complement rather than
compete with one another. Flexible workspace is responding to changing employee work
behaviours while also having the benefit of realising reduced costs for companies.
City Edge Consideration: In terms of the urban workspace sector, there is potential for City Edge
to be promoted as a new location in Dublin that can offer small companies and start-ups, for
instance, the workspace they need to establish and grow their business in the short term. Existing
buildings and their redevelopment offer potential premises for such companies to relocate to City
Edge. Aligned with this, the wider sector opportunity for City Edge would also come forward to
promote incubator clustering in the area. Benefits to City Edge would include diversified high
streets, local job creation and increased footfall to enhance vibrancy and vitality. Sector advantages
include the availability of a skilled labour pool and that it is a fast-growing activity. This sector also
offers the potential opportunity for co-location with other uses (depending on nature of adjoining
use), however sustainable connectivity for employees is a key consideration along with supporting
amenities.
Urban Workspace Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link
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Urban Workspace Phasing Considerations for City Edge

Medical Technology (MedTech)
Sector Descriptor: The World Health Organisation describes this sector as being the "application
of organised knowledge and skills in the form of devices, medicines, vaccines, procedures, and systems
developed to solve a health problem and improve quality of lives.”
The MedTech sector has grown in Ireland from just 50 companies in the early 1990s to become
one of the industry’s leading global hubs with a cluster of 350 companies employing 38,000 people.
This makes Ireland the largest employer of MedTech professionals in Europe per capita. Ireland is
also the second largest exporter of MedTech products in Europe, with annual exports of €12.6
billion to over 100 countries globally 11. Innovation in the MedTech sector is driven by University
research, government-supported R&D centres and business collaboration. Fourteen industry-led
technology centres focus on areas such as pharma manufacturing, connected health and
composites. A snapshot of the MedTech sector is provided at Figure 7.3.

11

https://irishadvantage.com/growth-irelands-medtech-sector/
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Figure 7.3 – MedTech Snapshot
(Source: https://enterprise.gov.ie/en/Publications/Publication-files/Focus-on-Medical-Technologies2020.pdf)

Trends in the sector are being driven by the shift towards using data collection for further
improvements. Developments in digital health and personalised medicine are enabling
development of more customised medical technology products including combination products,
companion diagnostics, connected health solutions and digital therapeutics and innovative
delivery mechanisms. Alongside this, an ever-growing focus on wellness and awareness of physical
fitness is leading to market growth of wearable medical technology.
For Ireland, the sector is mainly driven by the continued support and investment in start-ups, who
in turn then get acquired by large multi-nationals. Manufacturing is still considered to be a
dominant area of focus. Despite the sector being well established, in order to continue to grow
and remain dominant innovation needs to happen. Technological advancement is at the core of
driving this. Therefore, continued provision of spaces for R&D as well as educational and clinical
facilities are most likely required but should be delivered alongside a key institution or company.
City Edge Consideration: For City Edge, this growing sector may offer growth potential and high
floorspace demand requirements. Sector advantages include the availability of skilled and
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experienced workers; funding from FDI and government; and that it is an extremely valuable sector
in general. However, City Edge faces competition from highly established operational clusters
throughout the country. Recent announcements by established MedTech companies VistaMed,
Integer and Boston Scientific who are located in Carrick-on-Shannon, Galway and Cork
respectively, demonstrate that City Edge will be actively competing with other parts of Ireland to
attract employment in this sector. The location of a supporting institution/anchor (e.g. hospital,
university) is also advantageous for this sector. Therefore, this growth sector should be seen as a
longer term opportunity for City Edge.
MedTech Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link

MedTech Phasing Considerations for City Edge
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Financial Technology (FinTech)
Sector Descriptor: The FinTech sector mainly comprises activities such as payment and digital
banking, investment platforms and management as well as credit and lending. Presently, the
Information, Communication and Financial sector accounts for c.22% of all employees in City Edge.
Ireland has many of the key components to ensure that it can strengthen its position in the global
competitive landscape. At present, 8 out of 10 global software companies have their European
headquarters in Ireland and is additionally home to more than 250 of the world’s leading financial
services firms and services over 40% of all global hedge fund assets.

Figure 7.4 – Why Ireland for FinTech
(Source:https://www.idaireland.com/newsroom/publications/why-ireland-for-fintech-and-payments)

The IDA summarises the attractiveness of Ireland to dominate this sector globally as illustrated in
Figure 7.4. Arguably, the most attractive consideration is the unique access to the European Market
and the presence of more established companies such as Facebook and Google for instance. The
IDA estimates that, combined, there are 145,000 jobs created by this sector.
The government recognises the importance of this sector and significant investments are being
considered, for example, new technological universities will be invested in to ensure there is a
growing access to skilled workers.
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More generally, it is recognised that there has been a shift in the way
people use banks and pay for goods and services. Covid-19 has
underlined the importance of the technological transformation in
financial services. Digital wallets have become increasingly popular
with consumers over recent years as the appetite for convenience and
speed grows 12. Therefore, the future of finance is digital.
However, there is still much innovation to be realised in the sector, particularly around blockchain.
Regulation is additionally high on the agenda to transform. Ireland has an advantage, owing to
Brexit, to capitalise on attracting business from the UK who will endure a further layer of regulation.
For context, the UK FinTech industry revenue is estimated at £10.7 billion (2021) and expected to
rise at a compound annual rate of 6.7% over the five years through 2025-26 to reach £14.8 billion 13.
The likely requirement for space will be office based, but with the requirement for good power
supply.
City Edge Consideration: In order for City Edge to become a major actor in the sector, the optimal
economic conditions, including a wide range of supporting ancillary amenities and infrastructure,
will need to be delivered within the area. Some gain could be realised in the short term by
attracting smaller SMEs and start-ups, while the delivery of the majority of employment would be
considered to be realised over the medium term. Similar to MedTech, this use could bring forward
high floorspace demand requirements. Sector advantages include the availability of a skilled
labour pool and that it is a fast-growing and valuable activity. The provision of high frequency
sustainable transport options to increase City Edge’s overall accessibility and connectivity would
be an attractor for new employees in this sector while assisting with creating the right locational
characteristics to retain workers over the long term. City Edge faces a key sector challenge in that
FinTech is established in other employment locations and therefore this sector should be viewed
as a longer term proposition similar to MedTech.

12
13

https://www.gov.ie/en/publication/88ff4-ireland-for-finance-action-plan-2021/
Financial Technology in the UK, Ibis World, 2021
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FinTech Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link

FinTech Phasing Considerations for City Edge

Biopharmaceuticals
Sector Descriptor: A biopharmaceutical, also known as a biologic medical product, relates to a
pharmaceutical drug product manufactured in, extracted from, or semi-synthesized from
biological sources.
Much like the MedTech sector, the Biopharma sector is long established in Ireland. There are over
75 of the largest biopharma companies located in Ireland, employing more than 30,000 people.
The global top 10 Biopharmaceutical companies all have a manufacturing presence here which is
centred in Dublin and Cork. In September 2021, AstraZeneca announced that it would be investing
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$360 million in a new manufacturing facility at the Alexion Campus in College Park, Dublin. Janssen
Sciences (part of the Johnson & Johnson family of companies) announced in March 2022 a $150
million expansion of its biopharmaceutical supply chain facility in Ringaskiddy Co. Cork. These
investments demonstrate how Ireland is a leading global location for this sector.

In Ireland there is manufacturing excellence in both drug substance and drug production, covering
both small molecules and biotechnology. However, the activity is not limited to this and includes:
•

Research and Development

•

Regulatory Affairs

•

Supply Chain Management

•

Quality Activities

•

Clinical Trial Management

•

Software Development

•

Global Shared Services

•

Data Centres

•

Digital & Data Analytics

Similar to other sectors, technological advancement is required. Therefore, this will involve moving
towards greater advanced manufacturing (including computerised/ computed aided machinery
and robotic machines). Other than this, it is identified that the sector is moving towards
researching and providing targeted cures (CAR-T) rather than drugs. This is the next wave of
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innovation that is needed to keep Ireland competitive and ahead of the curve. This will involve
greater R&D space and a convergence with the tech sector is likely to be welcomed.
City Edge Consideration: City Edge currently has a limited biopharma sector presence (e.g.
Biopharma Engineering on Willow Road, Dublin 12), and similar to the MedTech sector, it will be
competing with other parts of Ireland, such as strong clusters in Dublin (Grange Castle) and Cork
and hotspots developing around Sligo, Waterford and Dundalk, to attract employment within
Biopharma. It is considered that it may be challenging for City Edge to become a major player in
this field without major investments, and to the disbenefit of other clusters in Ireland. Advantages
include this sector being of high value with connectivity to supporting clusters such as Grange
Castle and potential co-location with other uses. Taking account of sector challenges, this growth
sector should be viewed as a longer term opportunity for City Edge and is similar to the MedTech
sector.
Biopharmaceutical Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
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Biopharmaceutical Phasing Considerations for City Edge

Green Energy & Technology
Sector Descriptor: Green Energy is concerned with the collection of energy from renewable
resources such as sunlight, wind, tidal and geo-thermal for example. Green Technology is the use
of technology and science to reduce human impacts on the natural environment. Ireland is
committed to 2050 net-zero emissions targets (Climate Action and Low Carbon (Amendment) Act
2021. The main focus is on the energy sector (renewable energies) but also linkages to Irish
strategic sectors:
•

Energy

•

Transport industry (EVs)

•

Aviation industry

•

Tech industry (data centres)

•

Construction industry

Ireland is currently pursuing a strategy focused on becoming a major investment hub for Clean
Technology. Abundant natural resources, high-level skills, a thriving research and development
environment, and supportive government policies are all contributing to the growing success in
this sector.
Ireland could be a leading nation in terms of renewable energy. Ireland has one of the best wind
energy resources in Europe and has installed wind turbines of 1,000MW in capacity with a further
3,700MW of applications due to connect to the grid. Clusters focused on the development of
advanced skills in materials and device development, semi-conductor manufacture, IC design and
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processor technologies are driving development of solar energy in Ireland. These clusters are
jointly backed by major industrial heavyweights and several world-class university-based research
centres. Ireland has also the highest wave energy resource in Europe, with an estimated capacity
of 60GW (a fifth of Europe’s total resource) 14.
Many multinational companies operating in Ireland
are diversifying into Clean Tech, taking advantage of
the availability of local know-how and expertise to
explore new technologies and energy efficiencies.
This is supported by strong activity at Ireland’s
universities and third-level institutions, all of which
engage directly with industry groups.
A Strategic Research Cluster focusing on Advanced
Biomimetic Materials for Solar Energy Conversion has
been established by University College Dublin. The
Tyndall Institute at University College Cork and the
Centre for Research on Adaptive Nanostructures and
Nanodevices (CRANN) also have research projects of
key interest to the solar industry.
The Irish Maritime and Energy Resource Cluster promotes Ireland as a world-renowned research
and development location.
As a result, moving forward, further R&D into Clean Tech and Energy as well as manufacturing
operations will become of great importance as many sectors move towards becoming more
sustainable practices. The government’s continued investment may be a catalyst to harness
further growth and drive innovation, which will benefit a range of key sectors such as aviation, and
distribution and logistics. The Green Economy offers a significant economic opportunity for City
Edge. The city of Vancouver, Canada, is an example of how the Green Economy can be utilised to
become a key growth sector, with the city experiencing a 35% increase in green jobs over the last
decade.
City Edge Consideration: The Green Energy and Green Tech sectors are situated under the ‘Green
Economy’ umbrella and offer a significant potential economic opportunity for City Edge. Given their

14

https://www.idaireland.com/doing-business-here/industry-sectors/clean-technology
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associations with the natural environment and energy production, it is reasonable to think that
this sector could become a key source of employment in City Edge given the importance of
achieving net-zero carbon targets at a national level, for instance, particularly over the medium
term (although short term growth may be achievable). Key sectoral advantages include is support
for the sustainability agenda and government funding and that it is a fast-growing activity.
Green Energy & Tech Sector Considerations for Naas Road
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link

Green Energy & Tech Phasing Considerations for City Edge
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Business & Professional Services
Sector Descriptor: The Business and Professional Services sector is quite diverse and includes
employment groups across a number of broad categories such facilities management, business
process outsourcing, IT/digital services and outsourced public services, for example,. Professional
services can include the following employment groups: architects, accountants, engineers,
solicitors, property, construction, for example, and cumulatively the business and professional
services sector provides valued employment within City Edge.
Ireland has become an attractive location for international companies in the sector since the 1990s
(Accenture, Bertelsmann, Perot, Serco, Prometric, Western Union for example).
Key to this sector growth has been the availability
of a highly skilled workforce, corporate tax
advantages and business friendly environment. In
April 2022, Workday (a leader in enterprise cloud
applications for finance and human resources)
announced that it will create 1,000 new jobs at its
European headquarters in Dublin over the next
two years, resulting in a 60% increase in its Irish
workforce.
City Edge Consideration: As mentioned, it is
considered that uses such as MedTech and FinTech
represent long to medium term growth sectors
respectively and potentially these sectors could bring
with

them

significant

floorspace

demand

requirements.
However, as these uses are determined as being within medium to long term phases, there exists an
opportunity for City Edge in the immediate term to promote itself as alternate location, outside of the
city centre for example, for increased business and professional services. Delivering placemaking and
public realm improvements and enhancing the area’s sustainable transport connectivity could further
generate growth and value in this sector, retain workers already employed in the area and attract new
companies to locate within City Edge, thereby accommodating their floorspace requirements and
increased job growth (such as that evidenced by Workday for example). The attraction of an anchor

91

use, such as a public sector department / institutional use for instance could facilitate high employment
growth and demand for office space that would further support sectoral growth.
Business & Professional Services Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link

Business & Professional Services Sector Considerations for City Edge
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E-Gaming
Sector Descriptor: Electronic gaming (E-Gaming) is found within the wider E-Sports sector which
is a rapidly growing industry, with over 700,000 gamers in Ireland. In terms of economic value, and
taking the United Kingdom as a comparator location, the E-sports sector supported £111.5
million in GVA in 2019. These figures demonstrate the significant economic value of this emerging
sector.
For comparison, UKie research report (2020) 15 identifies the following economic impact for the UK:
•

The UK e-sports sector has seen an 8.5% annual growth between 2016 and 2019

•

The sector supported over 1,200 jobs in 2019

•

The UK esports sector represents just under 8% of the global market

•

The UK esports sector supported £111.5 million in Gross Value Added (GVA) in 2019

•

A major global esports event could generate 238 full-time equivalents (FTEs) of
employment and £12million in GVA for the UK economy

City Edge Consideration: With limited competition, City Edge could become the main cluster for
E-Gaming in Ireland, however the infrastructure required to support this sector (encompassing
venues, brands, events, stakeholders for example) is relatively limited. The proximity to Dublin,
access to third level institutions and a young and qualified workforce are sectoral advantages for
City Edge.
Boost of employment in the E-Gaming industry in the area could be achieved over short and
medium terms with the delivery of heavier infrastructure that will attract anchor businesses to the
area. This type of activity can be co-located with a residential-led approach to the redevelopment
of City Edge. Similarly to the FinTech sector, the delivery of e-gaming employment in the area will
need to be supported by amenities (i.e. F&B, gym, leisure etc.) and high quality accommodation for
young professionals working in the sector.
Advantages for City Edge include the potential re-purposing of existing industrial buildings for use.
Sustainable transport linkages are also a key factor for this emerging sector in order to
accommodate visitors and employees. This sector could also function as a supporting ancillary use
for employees of other sectors thereby providing both primary and secondary sector uses.

15

https://ukie.org.uk/value-of-esports-in-UK-2020
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E-Gaming Sector Considerations for City Edge
High value sector
Benefits from FDI / Government funding
Existing activity
Connectivity to supporting cluster
Can support wider sustainability agenda
Can harness existing skilled workers
Can be co-located
Fast growing sector activity
Facing competition from highly established cluster
Need key institution / anchor
Reliant on connection to port / airport
Reliant on new public transport link
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E-Gaming Phasing Considerations for City Edge

Meanwhile Uses
Sector Descriptor: While not a sector in in its own right, ‘meanwhile uses’ is a relatively new
phenomenon and is a term used to capture a diverse range of uses such as pop-up shops, food
and beverage outlets, leisure, culture, community facilities and workshops for instance.

95

City Edge Consideration: Meanwhile uses have a commonality in that they are usually
characterised by their short term and flexible nature. However, within regeneration schemes,
meanwhile uses can play an important economic role. Their value lies in their different functions
as referred to but principally they provide opportunities for ‘early development wins’ and can bring
vacant or under-utilised property and lands back to life. Meanwhile uses can bring with them a
vibrancy and vitality to an area and can act as a valuable stepping stone from existing and older
development towards new and future development (refer to case study at BoxPark, Shoreditch,
London for example). Meanwhile uses can act as an early placemaker or identifier for urban
regeneration locations, putting the location on the mental map for people unused to visiting that
location.

Anchor Uses
Primary anchors act as an economic stimulus for an area and offer direct and indirect economic
benefits. Attracting a major anchor to City Edge, particularly in the early phases of regeneration, is
a key economic objective. Anchors play a key role in creating a positive image of areas that are
regenerating and that in itself can create economic benefits simply by increasing the quantum of
people who are attracted to the area.
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Traditionally, anchor institutions have a played an integral role in the economies of towns and
cities and bring with them economic advantage. Direct benefits include employment creation while
they also create indirect benefits through demand for services and wage spend. Common sectors
for anchor uses include health, education, cultural and government departments.
An example of such an anchor is a university institution. A university institution, for instance, can
create employment for academic and administrative staff, it provides an educational function for
students who are attracted to the institution, it generates demand growth for local suppliers, and
together staff and students generate demand for additional local support services such as retail,
leisure and entertainment through the creation of a critical mass of people. This creates
sustainable economic growth, bringing benefits for the local economy (refer to case study example
at Central St. Martin’s Art College, London).

Public sector-based anchor uses generally remain within an area
over the long term and are unlikely to relocate once established…
A key advantage of an anchor use, particularly those that are public sector-based, is that they
generally remain within an area over the long term and are unlikely to relocate once established
and operational. A further advantage is that growth delivered by an anchor use can be retained
within the local economy for the benefit of the local community. The potential for an exemplar
cultural anchor use, such as the Grand Canal Theatre Further (refer to case study example), can
rise the profile of an area. Although not essential for the economic success of City Edge, it is
considered that the attraction of an anchor use would be hugely beneficial. Therefore, it is
necessary that the Strategic Framework is sufficiently adaptable to be able to accommodate
anchor uses should the opportunity arise.

Summary of Strategic Growth Sector Potential
Following on from the previous section, Table 7.2 provides a summary overview of the potential
strategic growth sectors for City Edge and related high level commentary in respect of matters
such certainty, infrastructure requirements, future employment opportunity and timeframes for
example. Each sector is colour coded either green, amber or red to provide an ease of reference
guide to identify a range of considerations under the various criteria. The colour coding is generally
summarised (but not strictly limited to) as being green for positive attributes for sector; amber for
limited relevance for sector/further support may be required; and red for additional support
required.
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Table 7.2 – Strategic Growth Sector Overview
Certainty

Existing

Infrastructure

Potential City Edge

Projected Growth

Supporting

Requirement

Employment

Timeframe

Infrastructure

Opportunity

Logistics,

Rise of e-commerce

Proximity to M50

Maintenance of

Established sector

Distribution &

and increase

motorway and N7

strategic road

activity which can

Storage

speed and flexibility

Route

network and

grow immediately

of logistics; role of

secondary road

in City Edge

Ireland in

network, support

international trade

the switch to EVs
(sustainability

Sector advantage

agenda), telecoms

due to Brexit and

infrastructure

Covid-19 factors
Urban Industry

Short Term

Established

Proximity to M50

Maintenance of

Skilled labour force

industrial,

motorway and N7

strategic road

already present in

manufacturing

Route and Luas Red

network and

City Edge – move to

presence in City

line and heavy rail

secondary road

Industry 4.0 can

Edge as a basis for

(Park West Cherry

network, support

generate higher

future sector

Orchard)

the switch to EVs,

skilled/value jobs

growth

sustainable

telecoms

but may take time.

transport modes

infrastructure;

Medium Term

move to Industry
4.0
Urban Workspace

Limited presence

Proximity to M50

High-tech telecom

Potential

Short Term /

with City Edge

motorway and N7

infrastructure.

opportunity for City

Medium Term

however potential

Route and Luas Red

Additional

Edge to become a

for workspace to be

line and heavy rail

sustainable

new ‘sector friendly’

included as part of

(Park West Cherry

connectivity to

location for

mixed use

Orchard)

attract/retain new

workspace in

development to be

sustainable

employees/start-

Dublin City

brought forward

transport modes

ups etc from other
city locations

MedTech

FinTech

Limited presence

Proximity to M50

Requirement for

Competition from

(e.g. MedTech &

motorway and N7

high-tech telecom

established existing

Biotechnology;

Route and Luas Red

infrastructure

clusters and need

Health Beacon) in

line and heavy rail

supporting

for key supporting

City Edge. Sector

(Park West Cherry

amenities,

institution / anchor

growing due to

Orchard)

placemaking,

use. Requires

technological

sustainable

improved public

modern and high

advancement,

transport modes

transport,

quality

Covid-19 pandemic

supporting anchor

office/clinical and

and wider strategic

institutions or

manufacturing

trends

businesses,

space in attractive

improved access to

urban

workforce

environments

No presence in City

Proximity to M50

Requirement for

Competition with

Edge

motorway and N7

high-tech telecom

existing financial

Route and Luas Red

infrastructure,

clusters – will

line and heavy rail

supporting

require access to

(Park West Cherry

amenities,

workforce to attract

Orchard)

placemaking,

businesses.

sustainable

improved public

Requires

transport modes

transport, improved

modern and high

access to workforce

quality office space
in attractive urban
environments
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Long Term

Long Term

Biopharma

Limited presence

Proximity to M50

Requirement for

Competition from

(e.g. Biopharma

motorway and N7

high-tech telecom

other existing

Engineering) in City

Route and Luas Red

infrastructure,

clusters at city and

Edge. Sector

line and heavy rail

supporting

state levels and

growing due to

(Park West Cherry

amenities,

need for key

technological

Orchard)

placemaking,

supporting

advancement,

sustainable

improved public

institution / anchor

Covid-19 pandemic

transport modes

transport,

use. Requires

and wider strategic

supporting anchor

modern and high

trends

institutions or

quality

businesses,

office/clinical and

improved access to

manufacturing

workforce

space in attractive

Long Term

urban
environments
Green Energy &

Government sector

Proximity to M50

Requirement for

New sector with

Tech

priority / promotion

motorway and N7

high-tech telecom

high potential

Route and Luas Red

infrastructure,

growth which will

line and heavy rail

improved public

require modern

(Park West Cherry

transport, improved

and high quality

Orchard)

access to workforce

employment space

sustainable

(potential

transport modes

connectivity to

Existing presence
and skilled
employees

Medium Term

academic institution
advantageous)
Business &

Established

Proximity to M50

Requirement for

Placemaking and

Professional

presence in City

motorway and N7

high-tech telecom

improved

Services

Edge as a basis for

Route and Luas Red

infrastructure,

sustainable modes

future sector

line and heavy rail

supporting

of transport could

growth

(Park West Cherry

amenities,

enhance sector

Orchard)

improved public

offer – competition

sustainable

transport

from other areas

transport modes
E-Gaming

Short Term

primarily city centre

No presence in City

Proximity to M50

Requirement for

No national

Edge however new

motorway and N7

high-tech telecom

competition for this

industry sector with

Route and Luas Red

infrastructure,

employment,

growth potential

line and heavy rail

supporting

possibility to re-use

(Park West Cherry

amenities,

existing buildings

Orchard)

improved public

(i.e. warehouse

sustainable

transport

converted to arena)

Short Term

transport modes

Sector Relocation
When identifying conditions for growth, the retention and relocation of existing sectors is an
important consideration alongside new economic/employment locations. At a high level, sector
relocation can occur for a number of reasons such as consolidating overall business operations;
impact of co-location with other uses; relocation to areas with sector clusters; access to labour;
reducing operational costs (including rental values); accessibility for staff and customers; and
operational growth forcing companies to find larger premises. Changes to planning policy and
development plans over time can also play a role.
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In respect of City Edge, a number of landowners have intimated their potential willingness to
release land holdings within the area for redevelopment for alternative uses. This is a positive step,
allowing lands to be potentially earmarked for redevelopment within the early phases of the
regeneration process, creating development momentum.

Relocation Costs
One of the key challenges that exists for City Edge is the potential costs associated with the
relocation of existing industrial operations. In particular, the operations of a number of Seveso
sites located within the area may impact other land uses/sectors coming forward due to the nature
of their operations and their lack of suitability for co-location. A high level examination of costs for
the potential relocation of industrial, office and warehouse uses is provided in Table 7.3.
Table 7.3 – Summary of High Level Relocation Costs

Cost Category

Estimated Cost

Site/Land Value

c. €4 million per hectare (current approx. industrial land value)

Commercial Office (Suburban)

c.€2,000 – c.€2,600 per sq.m. construction cost (Developer
Standard)

High-Tech Industrial

c.€1,500 – c. €2,000 per sq.m. construction cost

Warehouse

c.€1,000 – c. €1,500 per sq.m. construction cost

Site Development (Roads &

c. €232,000 – c. €756,000 per hectare construction cost

Primary Services)
(Source: www.linesight.com)

Additional costs regarding relocation would potentially include, inter alia: development cost and
contributions; professional fees; replacement costs (e.g. build and fit-out, planning application
costs, DAC & Fire certification costs, BCAR costs); land reinstatement / remediation costs
(particularly relevant for Seveso sites); additional rates cost, rent cost; dilapidations cost of existing
building(s); operational costs (e.g. traffic, running costs, some units are more sensitive to location);
loss of profit; additional operational costs; accelerated depreciation costs of equipment and asset
write-offs due to moving earlier than anticipated; staff costs of move; additional staff costs
ongoing; moving costs of equipment.
These items as outlined demonstrate that presently there is a higher cost regarding sector
relocation for industrial uses when compared with other land uses/sectors. This situation is
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reflective of the increase in industrial land/property values that has been experienced over recent
years. Additional commentary regarding headroom and viability is provided in Chapter 9.
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Strategic Growth Sector Case Studies
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Anchor Use Case Study - Central St. Martins Art College, London
Institutional Use
Central St. Martins Art College forms part of the University of Arts London and is located with
the King’s Cross area of the city. The college campus relocated to a restored former granary
building in 2011 as part of the wider regeneration of King’s Cross. The college accommodates
around 5,000 staff and students.

The art college is a contemporary example of bringing forward the optimal conditions to attract
an institutional anchor use within a large regeneration project. The former granary building
which principally accommodates the art college was originally built in 1852 and is situated
within the attractive Granary Square that provides a visually high quality and active urban
space. Additional campus space is provided within studios, workshops and lecture theatres
that are built around a broad, covered street that encourages interaction between staff and
students which in turn brings added vibrancy and vitality to this location.
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Anchor Use Case Study – Grand Canal Theatre, Dublin
Cultural Use
The Grand Canal Theatre is situated on the former site of the Dublin Gasworks Company within
the Docklands area of Dublin. The Docklands area has undergone a transformative
regeneration process over a number of decades that was initially undertaken by the former
Dublin Docklands Development Authority (DDDA). The DDDA was originally tasked with the
physical, social and economic regeneration of this area to bring forward residential, business
and cultural development.

The theatre, now known as the Bord Gáis Energy Theatre, was designed by international
architect Daniel Liebskind and was officially opened in 2010. The theatre forms a central part
of the regeneration of the Docklands area and is set within a public plaza that provides high
quality public realm. The theatre is a contemporary example of a cultural anchor use within
the city of Dublin and how such a use can support wider regeneration and economic aims, in
this case the renewal of the Docklands area.
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8. Creating the Optimal Conditions for Economic Growth
This chapter provides commentary in relation to creating the optimal conditions in order to
achieve economic growth. To drive success at City Edge in terms of delivering ‘world-class’ places
for businesses and for industry to thrive and grow, the economic conditions need to be right. As a
starting point, this is influenced and shaped by several key elements including:
•

Infrastructure

•

Locations & Sequencing

•

Flexibility

•

Placemaking

Infrastructure
Within the Strategic Framework, extension of the public transport and active travel network has
been proposed as a key part of the considerations. This includes, inter alia, Western Orbital Public
Transport routes, Kylemore Rail Interchange, Naas Road Crossings and Naas Road Luas Stop. The
Strategic Framework also sets out proposals in relation to utilities infrastructure that can bring
forward growth benefits such as the undergrounding of overhead electricity lines to release
additional lands for development and the upgrading of the foul and storm network along with
sustainable urban drainage improvements that can support a greater resident population. By
delivering part of this infrastructure upfront, City Edge will be connected to existing economic
clusters in Dublin, alongside the other larger cities. Moreover, from a business perspective good
connectivity is attractive for employees.
The delivery of natural infrastructure is a softer intervention, but by no means less valuable. Blue
and green spaces can help to create a more attractive environment for new business locations
from an occupiers’ perspective. The delivery of the 6.5 acre Mayfield Park in Manchester as the
focal point for the new Mayfield development has helped to transform the area. In terms of City
Edge, the delivery/improvement of the new Greenway, Camac Naturalisation, Flagship Parks and
Grand Canal will help to support the creation of a desirable environment for businesses.
Delivering adequate utilities is core to ensuring City Edge is a ‘business-first’ location. Planning for
sufficient energy and heat networks, as well as broadband connectivity will help to support
fundamental business operations – energy will be critical as activities rely more on data and

113

connectivity. As we move toward greater reliance on tech-orientated activity within existing
sectors, there is a greater need for new locations to have these services integrated.
Other than this, social infrastructure is also considered critical, incorporating community facilities
and other amenities focused on meeting the needs of workers and residents alike in the wider
area. Often successful business locations have a diverse mix of uses (retail, food and beverage,
leisure, community) to attract employees and residents. Further commentary on infrastructure is
provided in the following chapter.
At present, there are a number of policy mechanisms available for capturing financial value within
City Edge and these include the collection of development contributions as provided for under the
Planning and Development Act, 2000 (as amended) (the Act). Part V of the Act provides for the
contribution of social and affordable housing. At state level, the NDP set out a total figure of €165
billion for investment in, inter alia, housing, transportation, climate action and job creation. The
NDP states that achieving a high-quality stock of infrastructure throughout Ireland will require
sustained and elevated levels of investment over the long-term. Further commentary regarding
these matters are provided in Chapter 9, while commentary in relation to funding mechanisms
and the delivery of infrastructure is set out in Chapter 12 of the Strategic Framework.

Locations & Sequencing
Identifying the optimal locations for sectors is a key consideration in promoting economic growth
within any large regeneration project. Placing the right sectors in the right locations can generate
economic growth and development, and City Edge is no different.
By failing to locate sectors in the areas where they can prosper over time, economic objectives
may not be achieved. Outcomes such as sub-optimal sector performance; clustering and hub
development opportunities not activated; and failure to attract the right employees with the
necessary skills base, for instance, may be experienced. It is recognised that different sectors will
have different space typology/locational requirements in which to operate and a selected sample
of sector spaces and their general locational considerations is summarised at Table 8.2.
Different locations will be attractive and conducive to certain business activities. Industrial activity
for example, would be best suited to places which are well connected to the strategic road network,
and are distanced from residential or community/leisure uses to avoid limitations from vehicle or
noise pollution for example.
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Figure 8.1 – City Edge Connections to Existing Sector Clusters (Source: Avison Young)

Urban Magnet Locations
A key factor in the future economy of City Edge will be to attract new residents, visitors,
employment and services over the long term. One method of doing so is to establish City Edge as
an ‘urban magnet’. Urban magnets are locations that have a unique identity, with a sense of vitality
and are economically successful and include cities such as Bilbao (Figure 8.2) , Malmo and Tel Aviv
(see Table 8.1). There are a number of key principles associated with developing locations as urban
magnets and these include:
•

Undertaking physical renewal / regeneration

•

Creating locational / city identity

•

Establishing connections to other magnet locations

•

Delivering innovative forms of development / new ideas

•

Attracting investment / wealth creators

•

Strong governance
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Table 8.1 – Urban Magnet City Summary

Location

Key Magnet Action

Lessons Learned

Bilbao (Spain)

Renewal of urban core

Innovative funding

Attraction of creative professionals

Reclamation of waterfront area

Urban Renewal & Infrastructure
including sustainability and design

Entrepreneurism

Malmo (Sweden)

Use of public assets to help growth

Socially progressive
Tel Aviv (Israel)

Seafront regeneration and provision of
start-up space

Established reputation as a ‘24 hr
city’

Attraction of tech entrepreneurs

Figure 8.2 – Bilbao Waterfront Regeneration

Requirements for Space and Locations
An outcome of the Growth Sector analysis undertaken at Chapter 7 established that there may be
common activities and business needs for the identified sectors. Therefore, as an initial
consideration, it could be determined that there are a handful of types of spaces that will be
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required that could accommodate a range of these activities such as those listed below and as
summarised at Table 8.2.
•

R&D and Innovation Space

•

Small Business Workspace

•

Back Office/Call Centres

•

Industrial Space

•

Curated Retail, Leisure and Event Space

Table 8.2 - Locational Considerations

Types of Space
R&D and

Locational Considerations
•
•
•
•
•

Proximity to leisure/retail amenities to support and retain employees
Close to sustainable transport nodes / connectivity
Connected to knowledge / existing clusters
Access to a large, well educated workforce
Locations proximate to third level research institutions

•
•
•
•

Proximity to leisure/retail amenities to support and retain employees
Close to sustainable transport nodes / connectivity
Proximity to residential offer
Low operating costs

•
•
•
•

Low operating costs
Access to sufficient labour force
Availability of office space for start-ups
Low labour force competition

Industrious Space

•
•
•
•

Optimum logistical positioning to suppliers and markets
Good connection/access to strategic road network
Can benefit from proximity to freight / port network
Edge / fringe locations

Curated Retail,

•
•
•
•
•
•

Proximity to transport nodes
Near to commercial cluster and residential areas
High street / central locations
Locations with good servicing routes
Access to target customer base
Ease of transport

Innovation Space

Small Business
Workspace

Back Office / Call
Centres

Leisure and Event
Space

(Source: Avison Young)
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Anchor Use Location
At this stage, it is not possible to state definitively what type of anchor use may be attracted to the
City Edge lands and what requirements it may have. However, such uses are attracted to areas
that have good public transport provision and quality built environments. It is considered that a
number of locations within City Edge would be suitable for accommodating an anchor such as the
Kylemore and Naas Road Districts. Node locations are also very much suitable for such a use. A
considered location for an anchor use(s) is situated within the Naas Road District (refer to Figure
8.3) or potentially Kylemore District. In supporting this, it will be important that any plan for these
areas retains the flexibility to attract such a use.

Figure 8.3 – Proposed Major Centre in the Naas Road District (Source: Maccreanor Lavington)

As referred to. it is anticipated that a large anchor use could be potentially accommodated within
the major centre located within the Naas Road District. Amongst other development aims, this
centre is earmarked for high density employment and already benefits from the presence of the
Luas red line that provides sustainable connectivity which is beneficial for attracting employees.
Securing a major anchor could potentially deliver a number of distinct socio-economic benefits for
City Edge. These include:
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1.

Acting as a development catalyst

2.

High employment creation

3.

Delivering a critical mass of people

4.

Demand generated for local services

5.

Long term operation/existence of anchor

6.

Assisting sustainable community creation

Figure 8.4 – City Edge District Areas (Source: Maccreanor Lavington)

City Edge District Locations
The image at Figure 8.4 provides an illustration of the City Edge area and the 5 no. districts that
are proposed within the Strategic Framework. The districts are:
•

Naas Road

•

Kylemore

•

Cherry Orchard

•

Red Cow

•

Greenhills
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The various tables that follow provide a summary of strategic employment information for each
district location including a comparison of existing and projected employment figures, potential
future employment sectors that could be located within each district and key drivers for sector
growth.
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Employment Typology Locations
Following on from the previous section that sets out proposed sector locations within the five
Districts, Figure 8.5 and the associated summary text provides an illustration and commentary in
relation to the employment typology locations that are proposed across City Edge.
Urban Industry
These locations are proposed to accommodate lower density employment including industry,
manufacturing (inc. advanced manufacturing), logistics, smaller urban workspace and office
buildings.
Mixed-Use Urban Industry & Residential
Locations are proposed to accommodate lower density employment such as urban industry,
industry, smaller urban workspace and associated office space in tandem with residential
development.

Figure 8.5 – City Edge Employment Typology Locations (Source: Maccreanor Lavington)
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Mixed-Use Employment & Residential & High Streets
These locations are proposed to accommodate high density employment such as offices;
residential mixed-use buildings incorporating employment functions and commercial ground
floors (retail/food and beverage); and residential mixed-use buildings with supporting community
space and infrastructure in locations away from major routes and public transport.
Residential-led Mixed-use
Locations will be residential-led with employment and community space. Employment space will
be focused on urban workspace targeting small businesses and light industry designed to be
attractive to occupiers and integrated with residential.
Local High Streets
Situated within residential-led mixed-use locations, these areas are proposed to accommodate
local high streets with a ground floor focus on community uses and commercial activities such as
retailing and food and beverage.

District Locations – Strategic Infrastructure Growth
Following on from the identification of the 5 no. individual districts and the employment typology
locations, this section provides summary in relation to strategic infrastructure growth as proposed
for each of the district areas. The following maps and tables indicate locations where it is envisaged
development will happen over 0-15 years and 15+ years. This phased approach can assist with
creating the optimal conditions for growth by identifying at an early stage the locations where
development is considered likely to come forward with infrastructure then identified in order to
support such growth.
The areas in Figure 8.6 have been identified for development over the first 0-15 years by factoring
in a number of considerations including the extent to which:
•

Areas are currently well served by infrastructure such as public transport and green space;

•

Areas will be served by infrastructure coming on stream in the short to medium term;

•

There is development currently in the pipeline (i.e., existing planning permissions); and

•

There is interest from land-owners and business owners in redevelopment/relocation.

Figure 8.7 provides an illustration of where it is envisaged development may come forward over
the longer 15+ years term, with Figure 8.8 illustrating industrial intensification areas in City Edge
over time (0-15 years and +15 years).
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Figure 8.6 – City Edge Development over 0-15 years (Source: Maccreanor Lavington)

Figure 8.7 – City Edge Development over 15+ years (Source: Maccreanor Lavington)
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Figure 8.8 – Industrial Intensification Areas (Source: Maccreanor Lavington)

The following tables provides a summary of strategic infrastructure to support the development
areas over the 0-15 year period and longer 15+ years term as per Chapter 12 of the Strategic
Framework (source: Maccreanor Lavington). The following text is to read in conjunction with the
infrastructure tables:

* Approximation based on expected quantum of development during that time period.
** Approximate equal split assumed between early and later phases based on anticipated
development in first 15 years.
Infrastructure required but currently no progress has been made in delivering this
infrastructure.
Infrastructure required and currently under consideration outside the City Edge
framework.
Infrastructure required and in place / enhancement required.
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Flexibility
Flexibility is a key economic factor as it principally accommodates and allows for an evolving nature
of uses over time and for the changing needs and requirements for business operators. Delivering
a mix of typologies to suit a diverse range of sectors and activities should be a primary aim. An
example of this includes ‘Meanwhile Uses’ as referred to within Chapter 7. This approach can
promote resilience as there is ultimately ‘no end state’ as uses, locations, spaces etc are evolving
over time to meet shifting requirements. Spaces should be flexible to compensate for changes in
wider market dynamics and businesses’ spatial requirements.
Whilst it is recognised that there must be some level of ’certainty’ for the floorspace/uses in order
to provide commercial security for operators/occupiers, there must also be flexibility in how
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economic activities can use spaces/locations to interact and innovate, which will evolve over time
as City Edge grows and attracts more activities, operators, employees etc.
This degree of spatial flexibility is critical for City Edge in the future, ensuring that it retains the
ability to adapt to demand/changing economic circumstances without having to fundamentally
rethink key routes, infrastructure or District areas. It will also drive and shape the nature of future
commercial demand, helping to determine space requirements for later phases of development,
so that these can be integrated into the regeneration of the area.

Placemaking
There is an important placemaking challenge for City Edge whereby its urban landscape will be
transformed over time from a traditional industrial area to one that will deliver new attractive and
accessible spaces and places. Creating these attractive and accessible spaces and places within City
Edge will boost its future economic growth over the long term. In other large regeneration
schemes, such as King’s Cross, London, there is evidence of significant placemaking and
infrastructure-led value impacts that can range from 5%-20% above baseline conditions.
Aligned with this, Call 2 of the URDF placed an emphasis on ‘placemaking’ and enhancing urban
areas to make them more attractive places in which to live, work, visit and invest. The promotion
and delivery of placemaking holds many advantages for City Edge which include, inter alia:
•

Acting as a link between social and economic development

•

Promoting the ‘liveability’ and ‘workability’ characteristics of an area that can encourage
new volumes of residents and workers

•

Attracting new businesses to an area promoting cluster and hub development

•

Promoting the re-use of vacant or under-utilised land and buildings

•

Delivering indirect economic benefits for an area such as through employee wage spend
and increased demand for local suppliers

•

Enhances the overall business reputation of an area

•

Aligns with the principles of the 15 minute city

The preference for vibrant and diverse urban character in business locations is clear from take-up
data obtained from around the UK. This is also evidenced by the significant upfront investment
made in multiple locations in creating a distinct economic proposition. Taking account of lessons
from the UK, the early delivery of infrastructure within City Edge, such as new Kylemore Station,
would deliver key placemaking benefits through greater accessibility for employees for instance.
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As referred to earlier in this chapter, other cities around the world, such as Bilbao, Malmo and Tel
Aviv, have utilised urban regeneration/urban renewal as a tool for economic development.
Through the delivery of regeneration/renewal projects, in part, these locations have enhanced the
economic development and business reputation of their city, establishing themselves as urban
magnets.
In today’s society, concepts of wellness and sustainability also feature prominently, playing to a
growing awareness and commitment to the ESG (environmental, social and governance) agenda
and conscious choices being made by employees and customers in where they work and do
business, and these are also factors to be considered for City Edge. As set out within this chapter,
City Edge has begun to identify individual districts and employment typology locations and this is
a key strategic step in the placemaking process whereby more detailed and site-specific
placemaking proposals can be investigated at later stages of the process.
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9.

Future Economic Benefits & Delivery

The regeneration and transformation of the City Edge area over the coming decades will see
significant physical and economic change. What are currently predominantly industrial lands will
be rejuvenated to accommodate a mix of new homes, new knowledge intensive employment
opportunities, focussed urban industrial space and a range of community, retail and leisure
amenities.
This generational transition of the area will require significant investment in new infrastructure,
ranging from enhanced public transport through new utilities provision to significant new park and
open space provision. These investments will unlock the area’s potential, acting as catalysts in
changing both the perception of the area and the quality of the environment – setting the scheme
for new development to come forward.
Within this chapter, the range of benefits that may arise from such a transformational change, the
challenges of delivering these benefits and potential mechanisms for achieving the vision and
objectives for the City Edge are considered.

The Economic Benefits
Given the nature of the current Framework proposals, any assessment of potential benefits should
only be considered a high level indication of what may be achieved rather than a detailed
assessment of the economic impacts. However, in developing the rationale and justification for
investment, even at this point an initial understanding is helpful and it can help inform initial
business case and gateway processes.
The approach to the assessment of potential benefits has focused on the core employment
generating uses proposed within the Framework as these have the most clarity and shape at this
point – therefore, an assessment is presented for office and industrial space. While it is likely that
other benefits will accrue, these cannot be estimated at this stage but are further considered
qualitatively later on.
In assessing potential benefit, we have drawn on a range of data sources and information. To
ensure consistency with the assessment of baseline conditions, we have drawn on information
from the CSO as well as best practice sources such as the UK government’s Additionality Guide (4th
Edition, 2014) and Employment Density Guide (3rd Edition, 2015). The analysis is provided for the
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five City Edge districts and estimates of impact have been based on a medium density
development scenario basis.
As provided at Table 9.1, the assessment shows that delivery of the full Framework aspirations for
City Edge would create c.62,000 gross direct employment opportunities, generating gross direct
GVA to the economy of c.€13.3bn and potential gross earnings of c.€4bn. It is also anticipated that
jobs within other sectors such as education, healthcare, retail, commerce etc would generate an
additional 5,000 jobs with total employment opportunities approaching c.70,000 within City Edge.
These findings illustrate that the additionality of these benefits is quite significant.
Table 9.1 – Estimated High Level Economic Benefits for City Edge Districts

(Source: Avison Young)

The analysis demonstrates that the Naas Road District could deliver the most significant potential
benefits in terms of employment levels, GVA and earnings. This reflects the focus of this area on
new, higher density office-based employment activity linked to the delivery of a major new urban
centre. Red Cow will retain a much more significant industrial presence, re-providing and
intensifying space provision for urban industry use and therefore delivers/retains more jobs in
these activities.
Unsurprisingly, given the scale of change the potential direct economic benefits would be
significant and would be enhanced by a range of induced and indirect impacts within the wider
economy as expenditure of both workers and businesses in the area increases thereby creating
new opportunities for both supply chain activities and ancillary amenity provision for instance. It
is anticipated that an additional GVA of in excess of c.€4.8bn to the economy (both before leakage,
substitution and displacement are taken into account) could be indirectly generated also. Outside
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of these quantified impacts, a range of wider economic benefits could also arise that include but
are not limited to:
Worker Expenditure Impacts
• Increasing workers in the area will increase daytime spend – supporting the presence of
increased retail and leisure provision.

Increased Population Impacts
• The significant uplift in resident population for City Edge over time will result in increased
local expenditure on retail, leisure and other amenity provision, supporting further jobs
and activity in those sectors.

Quality of Life Impacts
Through improved housing, new open space and more sustainable transport a range of positive
impacts will occur to people’s lives. These would include:
• A decrease in commuting times as people could live closer to their work.
• Improvements to mental health and well-being from access to open space.
• Improved air quality as industry and transport patterns change.

Qualifications and Education Attainment
• City Edge population generally falls just below both State and wider Dublin City in terms of
educational attainment (for e.g. at Upper Secondary and Third Levels). Provision of a
greater range of employment opportunities in the area can help open up awareness of
career opportunities and stimulate improved education achievement.
• The presence of new education facilities can also increase engagement in education at
both school and post-school ages.
Overall, the potential benefits are significant both in terms of scale and range of impacts that would
be experienced in the area and beyond, all of which form a solid basis from which to consider
more detailed investigations of investment and intervention opportunities.
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Strategic Headroom Assessment
A strategic headroom assessment has been undertaken to support the City Edge Strategic
Framework. It should be noted that this macro-level assessment was prepared solely to identify
any potential headroom in the financial returns on development.
Based on the figures contained within the Strategic Framework, it was possible to develop a high
level understanding of the relationship between ‘costs’ and ‘values’ in order to identify if any
‘headroom’ exists and to begin to consider how value created can be captured.
The high level headroom assessment of the City Edge lands, in respect of its baseline position, has
indicated that the ability to create any headroom based on current values and costs is very limited.
Residential, office and industrial uses are not able to generate a positive return when assessed
against benchmark land values (plus a 10% premium incentive).
It is considered that as negative headroom values are being returned at a high level this, in turn,
gives rise to related issues around development viability. Therein, the challenge for City Edge to
meet, particularly over the short/medium term, is how to increase viability which in turn can
generate financial headroom within the area.

Promoting Viability Through Infrastructure
In other large regeneration schemes, for example King’s Cross, London, there is evidence of
significant infrastructure-led value impacts which can range from c.5% - 20% above baseline
conditions. While further detailed work would be needed to estimate this for City Edge, based on
such matters as the character of place created and the nature of accessibility improvements for
example, it illustrates at a high level how the delivery of infrastructure can positively drive
economic viability.
Given the issues around headroom and viability at the present time in City Edge, the funding of
infrastructure takes on greater importance, as such infrastructure can be the basis for and
generate future economic growth. Due to the considered lack of headroom, funding is likely to be
initially required from the public purse. This will ensure enhanced intervention in City Edge and
allow funding to act as a development catalyst. As summarised in Table 9.2, investing in
infrastructure can assist with increasing the overall viability of City Edge across a range of
infrastructure categories which, in turn, makes the area a more viable development proposition.
As City Edge becomes more developed, its viability will invariably increase over the long term.
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Table 9.2 – Infrastructure and Future Viability
Infrastructure
Category

Infrastructure Project
Example(s)

Sustainable
Transportation

•

Kylemore Station

•

Naas Rd Luas Stop

•

Existing Development
Activity: c.470 residential
units under construction
(Old Naas Rd & Carriglea
Ind. Estate).

•

Potential for further
c.2,700+ units through
existing planning
permissions within Naas
Road District

•

Camac Naturalisation

•

Flagship/Community Parks

•

9B Sewer Upgrade

•

Undergrounding of HV
overhead lines

•

Primary & Secondary
Schools

•

Community Centres

Housing

Blue/Green
Infrastructure

Utilities

Social

Viability Outcome

City Edge becomes more attractive to potential
residents and workers due to enhanced
accessibility and connectivity through improved
heavy and light rail provision. Promotes the area
as a connected place for employment both from
the point of view of operators and employees and
adds to creating the optimal conditions for
economic growth.
Increased delivery of residential units will add to
the critical mass of residents already within City
Edge, thereby generating greater demand for
local services and facilities. This, in turn, will
create opportunities for retail, food and beverage,
leisure operators in the area for example.
Through the steady delivery of residential uses
and services over a sustained period of time, the
area will become known as a place to live and
work making it a more attractive proposition to
those involved in bringing forward new housing
(both public and private) and facilitating the
creation of a new mixed use neighbourhood.
Developing the appropriate blue/green
infrastructure framework can lead to positive
placemaking outcomes by re-imagining the
existing urban landscape and creating more
quality places to live and work. Added to new
housing and sustainable modes of transportation,
creating visually attractive urban spaces and
places will draw new residents and workers to
City Edge. Delivering this type of infrastructure
also has defined environmental benefits for the
area.
Energy, water supply and foul drainage provision
etc are fundamental infrastructure elements that
are required to support a greater population
within City Edge over the long term.
Accommodating an increased residential
population within City Edge will drive demand for
a range of associated services and facilitates such
as education and healthcare that will be required
to support those living in the area.
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How Infrastructure will support Growth
Infrastructure spending is one of the key factors in stimulating any economy. Building out new
infrastructure lays the foundation for future economic growth through, for example, increased
sustainable transport options for residents and workers, providing the utilities needed to support
new housing and community development (such as schools and healthcare), creating a network
of open space areas and promoting City Edge as a ‘business-friendly’ location in Dublin. Quite
simply, infrastructure and growth are inextricably linked and identifying and delivering key
infrastructure requirements will sustain economic growth and activity within City Edge over the
long term (refer to Table 9.2).
At a national level, the positive impact of delivering infrastructure is exemplified by the programme
of building new motorways and national routes throughout Ireland from the start of the 2000s. At
a city level, the delivery of the M50 motorway and development of the Luas light rail system has
brought significant benefits for Dublin and its population in terms of the movement of goods and
people. All of these infrastructure projects have cumulatively provided significant economic
benefits at national and city levels and demonstrate how infrastructure can play a crucial role in
creating the conditions for long term economic growth.
Focusing on City Edge, it is recognised that delivering all of the identified infrastructural
requirements to deliver a new urban neighbourhood will require substantial funding and
resources. It is evident that these requirements cannot be delivered over a short space of time,
however, it is considered that some pieces of infrastructure can have a catalysing impact on growth
and should be prioritised. At this stage of the regeneration process, it is important that in relation
to any pieces of infrastructure that are brought forward, that these should have a long term focus,
and be resilient and inclusive so the impact of same can be maximised. The benefits of
infrastructure delivery for City Edge include, inter alia:
•

Higher Residential and Employment Densities – e.g. Studies have shown that doubling
job density, for instance, increases economic productivity by 5 to 10% 16.

•

Land Value Capture – Proximity to sustainable transport provision, for example, can
increase land values that can be captured in order generate finance for additional
infrastructure projects.

Transforming the Urban Space through Transit-Orientated Development (2017), Serge Salat and Gerald
Ollivier

16
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•

Placemaking – Creating visually attractive areas to entice residents and workers to City
Edge over the long term.

•

Environmental – Delivery of blue and green infrastructure can help offset carbon
emissions while also contributing to placemaking benefits.

•

Liveable Neighbourhoods – Areas that have the appropriate infrastructure in place create
more liveable neighbourhoods through sustainable mobility, employment opportunities,
open space areas etc and create the potential for citizens to live, socialise and work within
their own neighbourhoods.

•

Economic Impacts – Infrastructure delivery supports economic resilience, creates
employment and can facilitate the development of new and emerging employment sectors
(which in turns underpins resilience).

At an overarching level, City Edge has the aspiration to increase the number of residents and
workers within the area over the long term. However, creating the first wave of new housing and
new jobs will require a catalyst or a development spark upon which the later stages of the
regeneration process can be built. For example, it is considered that delivering a new railway
station at Kylemore could be a significant catalyst as building a new station will have the benefit of
making the area more accessible and connected for residents and workers. From this, new
residential development and employment operators can utilise the new station as a means of
promoting themselves as suitable locations for living and working respectively through having a
magnet-like effect. As a critical mass of people begins to be generated through time, there will be
an associated demand for local retail, leisure and food and beverage services, for example, that
will then be attracted to the area. Delivering a new rail station at Kylemore will promote economic
growth as mentioned and also have the key characteristics of being long term, resilient and
inclusive that will maximise the infrastructure investment, as well as achieving environmental
benefits through increased use of sustainable modes of transport.
The benefits of delivering the new Kylemore Station or indeed any other sustainable transport
project within City Edge can bring forward the following values:

•

Node Value: the overall locational importance of a station/hub etc within the sustainable
transport framework serving City Edge and Dublin.

•

Place Value: brings into play the concept of placemaking and the quality of the urban
environment created around the station/hub and availability of local services/uses and
pedestrian/cycling connectivity.
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•

Market Value: increases in land values for sites in proximity to sustainable transport
locations.

The potential benefits for growth within City Edge through infrastructural delivery are significant
as referred to. However, a key component in delivering such growth is funding and where the
funding stream to deliver infrastructure can utilised. In other regeneration projects around the
world funding has been provided ‘upfront’ at a State level and this has acted as an incentive for
growth. In the case of Fisherman’s Bend, Melbourne, the Victorian Government provided a $179.4
million funding package to deliver crucial infrastructure and site services upfront to support the
development of a new Innovation Precinct in the city. Providing upfront financial investment for
the purposes of infrastructure within City Edge can unlock development potential and act as a
catalyst for growth for the area in order to generate economic, environmental and social benefits.

Potential Approaches to Funding and Financing
In unlocking the City Edge opportunity, it is clearly vital that an equitable provision of infrastructure
is achieved so that landowners, developers, statutory providers and other stakeholders can see
how infrastructure links to development and how the cost ‘burden’ of this, and the value creation,
is appropriately shared.
To assess this in detail requires a full picture of infrastructure need across the whole area and sites
to be established. From there, optimum locations for each piece of infrastructure need to be
identified to ensure they both function effectively and deliver the most benefit. Understanding
the optimum phasing is also critical, in some instances infrastructure can follow delivery of
development (when particular triggers are hit), in others it may be beneficial to deliver early to
support wider placemaking and support commercial sales – for example providing a school early
could help boost residential sales rates and values.
Clearly at this point in the project this detail doesn’t exist and, given the scale of the area, it is
unlikely to be achieved for the whole area. However, as the project moves forward it should be
possible to prepare detailed infrastructure delivery plans for key sub-areas, which will establish
more detailed funding strategies.
Funding strategies should seek to blend ‘traditional’ methods of infrastructure funding, such as
developer contributions or investment by statutory providers with more innovative mechanisms –
particularly for items which do not have a ‘ready-made’ delivery mechanism or where the cost and
benefit is spread across a wide area and multiple stakeholders.
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The starting point for infrastructure funding should be the ‘traditional’ policy mechanisms of
developer contributions through Section 48 and Section 49 agreements. In starting with this
mechanism it is possible to estimate how far that source can ‘reach’ in terms of the total
infrastructure bill and what the most appropriate use of this funding would be.
Once this is established the funding gap can be established and then a strategy developed for
addressing it, which could provide a cocktail of ‘grant’ funding for items which can justify such
support (most likely extra-ordinary costs or items with a strategic benefit) and repayable
investment which can help smooth the investment curve of the project.
The former would require business cases to be developed to submit to government and/or
relevant agencies, clearly demonstrating the need for the investment and the benefits which flow
from it. The thinking in this framework provide a starting point for this.
The latter would need detailed financial appraisal to understand the specific investment need and
the income streams that would allow the ‘loan’ to be repaid over time. This could include the use
of various tax receipts from operational property or specific ‘roof tariff’ mechanisms that are
charged to each developer – such an approach would need to be underpinned by a collaboration
agreement between the infrastructure agencies and land owners that agreed both the
infrastructure need and payment mechanism.
A challenge for City Edge is likely to be the impact of any tariff on development viability, particularly
in the early stages as a new market is being established, which could mean a tariff could not be
afforded by the development. However, as values grow over time this tariff could be more
affordable – the collaboration agreement could agree that rather than make payments in line with
delivery an ‘after the fact’ overage payment is made when profits are made beyond a pre-agreed
level thus not impacting delivery.
Such agreements are increasingly common in complex development projects and therefore
should be considered for City Edge.
Increasingly, public sector bodies are considering investment in a different way, with intervention
being made using public sector borrowing powers in order to take an active stake in development
and receive long term income from owned assets. In the City Edge context, this could take a
number of forms, from the ownership of key energy infrastructure, using public sector covenant
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strength to lever investment into commercial space, directly delivering affordable housing or
taking ownership of new ‘build to rent’ housing.
Clearly where the public sector already owns land there are opportunities to utilise it to deliver key
objectives or leverage the long term income from development of it to the benefit of the wider
area.
A concept fast gaining traction in the UK is the ability to form sole delivery partnerships for key
elements of a project that will generate long term income. Housing Associations are currently
leading such approaches, where in return for the rights to deliver and operate the affordable
housing in an area they can use their balance sheet strength to provide investment in upfront
infrastructure.
A number of private investment funds are also now deploying such models given they need long
term stable income to provide returns to their investors. Again the approaches are mixed with
them using their own capital and those of the pension funds they manage to invest in upfront
infrastructure in order to share in the long term revenue and capital returns. Often, from a
commercial space perspective, this is linked to securing a strong lease covenant to guarantee a
certain level of return, with public sector/higher education occupiers often favoured.
Ultimately it is likely that to deliver the vision for City Edge a number if not all of these mechanisms
will need to be considered and tested in more detail at the appropriate stage.

The Tools Already Available to the Area
Given the policy and legislative framework in place today, some of the concepts can be achieved,
whilst others would require an evolution of how investment and infrastructure has traditionally
been delivered. The following section considers what mechanisms already exist that could support
delivery in City Edge.
Land Value Capture
At present, there are a number of policy mechanisms for capturing value within City Edge and
these include the collection of development contributions under Section 48 of the Planning and
Development Act 2000 (as amended) and through the provision of social and affordable housing
as set out by Part V of the same Act (as amended). Section 48 of the Act (as amended) also provides
for the payment of a special contribution where exceptional costs not covered by a scheme are
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incurred by the local authority regarding public infrastructure and facilities which benefit the
proposed development.
Section 49 of the Act 2000 (as amended) provides for supplementary development contribution
schemes in respect of public infrastructure services or projects (outside of contributions collected
under Section 48). For example, a supplementary development contribution scheme was
established by Dublin City Council to assist the funding and delivery of the Luas Cross City
extension (St. Stephen’s Green to Broombridge). At present, there is no such supplementary
development scheme in place to assist the funding required to deliver the necessary infrastructure
for City Edge.
Taking into consideration the recent government
report “Housing for All’ (A New Housing Plan for
Ireland), prepared by the Department of Housing, Local
Government and Heritage, it is important to note that
the report sets out that “Part V obligations and
development contributions do not generate sufficient
revenue

to

address

the

cost

of

providing

land,

infrastructure and housing to meet the needs of
sustainable communities, particularly for development at
scale on an area-wide basis”. Cognisance of this is an
important consideration for City Edge and its future
development.
The aforementioned “Housing for All” report proposes that an up-to-date mechanism for achieving
national urban development objectives is required. This new mechanism, amongst other matters,
includes a share of land value gain arising from public policy decisions, such as the re-zoning of
land, and investment for the wider public benefit and community gain. The “Housing for All” report
states that a new system of land value sharing is being developed and that the concept will involves
securing a percentage proportion of the value of a development site (tracked from a point of
zoning or designation to a point of planning permission). The implementation of such a land value
scheme/mechanism will be financially significant given the future residential and mixed-use
developments that will come forward in City Edge over time and the infrastructure required to
support these developments. Had a such a value capture scheme already been in place, significant
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financial value could have been captured in respect of the large scale developments that have
been recently granted permission in City Edge.
At an overarching level, the governance structure that is ultimately adopted for City Edge will play
a key role in the regeneration process. This governance model will be particularly important in
respect of ‘delivery’. Presently, the governance of City Edge is undertaken on a trans-jurisdictional
basis by South Dublin County and Dublin City Councils. The “Housing for All” report provides for a
new mechanism of governance in the form of Urban Development Zones (UDZ) and this option
may be suitable for City Edge given its significance as referred to within the Regional Spatial and
Economic Strategy for the Eastern & Midland Regional Assembly. The UDZ designation will be
applied to large scale areas that could include lands in public and/or private ownership and
transport-led development areas. A central aspect of the application of a UDZ is that land value
sharing, as referred to, can be applied. A key advantage of a UDZ designation, particularly for City
Edge, is the prioritisation for complementary State investment to ensure housing delivery including
the up-front enabling of strategic infrastructure and services. In relation to land value capture and
UDZs, these matters were brought forward at national level in December 2021 through the
publishing of the General Scheme of the Land Value Sharing and Urban Development Zones’ Bill
by the Minister for Housing, Local Government and Heritage.
Infrastructure
Project Ireland 2040 brought about the first time in Ireland whereby planning and investment have
been explicitly linked through the National Planning Framework and National Development Plan.
At the top of the delivery structure for capital projects is the Project Ireland 2040 Delivery Board
and Co-Ordination Group which provides a national oversight function with national co-ordination
provided by the National Investment Office at the Department of Public Expenditure and Reform.
The overall responsibility for the delivery of infrastructure projects lies with a wide range of
government departments, local authorities, state agencies (for example, National Transport
Authority, Transport Infrastructure Ireland Irish Water) etc.
The current structure for the delivery of capital projects provides challenges for the delivery of
physical and social infrastructure across City Edge due to the number of actors involved. Delivery
of infrastructure within City Edge will require a number of government departments and agencies
to successfully work in tandem, and this challenge is further amplified by City Edge being located
across two local authority jurisdictions. There is also a historic challenge whereby infrastructure
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provision in Ireland has been traditionally determined upon the level of existing demand as
opposed to planning strategically to accommodate future demand scenarios.
Given the physical size of City Edge at over 700 hectares, the delivery of infrastructure will also
have to factor in the large number of individual landowners present. Such landowners may have
their own individual estate strategies for the long term use and/or development of their lands
which may not align with the objectives and aims of the regeneration process. In simple terms for
example, a landowner may wish for their lands to be redeveloped for residential use in the future
whereas such lands may be identified as being suitable for open space, education or community
use. The governance structure adopted for City Edge will be important in this context to alleviate
and mediate such issues as they arise.
Next Steps
Looking forward, it is envisaged that the next phase of the City Edge will be the preparation of a
statutory plan(s). Presently, there are a number of extant planning permissions for large scale
residential

and

mixed-use

development

located

around

the

Naas

Road/Walkinstown

Avenue/Kylemore Road area. There are also new residential developments under construction in
this locale on sites at Old Naas Rd and Carriglea Industrial Estate. The presence of these new
developments and permissions could potentially provide a new critical mass of people in this area
over the short and medium terms which suggests it is the natural epicentre for the regeneration
process.

A new statutory plan(s) encompassing this locality would have the benefits of establishing a vision
and strategy at a neighbourhood level that could integrate within the wider strategic objectives
and aims for City Edge overall. This would help to assist the creation of sustainable communities
where people will want to live and work over the long term and help to avoid a piecemeal approach
to development. Allied to a new Local Area Plan, or similar statutory plan, could be the
development of an associated ‘Infrastructure Plan’ that would clearly establish the physical and
social infrastructure requirements for the locality. The formulation of a statutory plan(s) would
have the overarching benefit of providing a level of certainty and direction to the local population
and developers regarding the future regeneration of the area.
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Economic Monitoring
Monitoring of the economic growth of City Edge will be a key factor in the successful regeneration
of the area. Monitoring will play an important role in the process and it is considered there is
significant value in establishing a monitoring system for City Edge.

The pandemic situation has illustrated how an unexpected phenomenon can detrimentally affect
city economies in a short period of time. Such shocks have forced city economies to re-evaluate
their economic structures, targets, priorities etc in order to remain resilient and competitive.

Through the next stages of the City Edge regeneration project, more detailed and specific
objectives, actions, outcomes, plans and projects etc will be formulated at statutory plan stage. By
undertaking a periodical review of the development progress of City Edge and its district areas
against such objectives and actions etc, evidence-based assessments of the economic
performance of each district area can be undertaken. Advantages for City Edge include, inter alia:

•

Strategically, monitoring will provide an understanding of the evolving composition and
structure of the City Edge economy through time.

•

Objectives can be reviewed and revised to take account of changing economic
circumstances (e.g. sector evolution/demise).

•

Potential challenges and risks to the City Edge economy can be identified early and
actions formulated to resolve.

•

Data can be collated and analysed at periodic intervals to determine economic trends
and patterns (e.g. comparative analysis of District area economic performance).

•

Taking the above points cumulatively. monitoring can assist with promoting City Edge as
being ‘open for business’ and as a potential location in Dublin for new business /
commerce / industry.
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Economic Monitoring Case Study – Vancouver
The city of Vancouver has established the Vancouver Economic Commission (VEC) that undertakes
an ongoing analysis of the city’s economic performance. This analysis is designed to enhance
understanding of contemporary economic forces and what impact they are having on the local
economy.
The VEC also actively promotes the city as being ‘business friendly’ / ‘open for business’ location
which has produced positive results in terms of employment sector growth and attracting new
businesses and investment to the city. Building a resilient and agile city economy is a key objective
for Vancouver along with a particular focus and promotion on employment growth sectors such as
the Green Economy and Tech. For example, in relation to the Tech sector, the Vancouver has now
become a main tech location on the world stage, offering competitive advantages such as an
outstanding and highly skilled talent pool, a relatively low cost of doing business, an established
business infrastructure and a collaborative ecosystem.

(Source: https://www.vancouvereconomic.com/economic-snapshot)

The VEC is proactive and transparent in terms of making economic information, reports, data,
studies etc available through its website www.vancouvereconomic.com. The website acts an
information resource for potential investors, businesses and employees, making the city an
attractive economic location with key economic data, information and up-to-date research readily
available for those who want to invest, operate, live and work in the city.

148

149

Chapter 10 – Summary
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10. Summary
This Economic Strategy has been produced by Avison Young in order to provide a future economic
direction for City Edge that will help to bring about positive economic change for the area.
Formulating an Economic Strategy at the beginning of the regeneration process can set the right
direction of travel for City Edge which ultimately seeks to improve economic opportunity for all
who live and work in the area. Economic growth creates employment and delivers housing and
services for people. It can also create attractive urban environments for people to reside in and
businesses to operate in. For City Edge, its economy is, and will be, of significant importance given
the size of the opportunity presented by the area. Promoting and delivering local economic
development will not only be advantageous for City Edge, it will also boost the economy of Dublin
City.
The Economic Strategy identifies the existing economic value and profile of City Edge within
Chapter 2 and sets out that the economy at state, city and local levels is well positioned to
overcome the challenging economic impact that was instigated by the onset of the Covid-19
pandemic and that this is beneficial for the re-purposing of the City Edge economy over the long
term. It will also be advantageous for the economy of Dublin as City Edge seeks to maintain its
important role and value to the city, however it is identified that the economy of City Edge must
be more resilient – this is characterised at present by having over 60% of its employees working in
the manufacturing and wholesale/retail trade sectors only.
The Strategy establishes key economic objectives and the potential benefits associated with same
for City Edge in Chapter 3 along with the identification of the Strategic Framework. How the
components of 3 no. development scenarios were examined and how they have led to the
formulation of the emerging preferred scenario is described together with how the emerging
preferred scenario was measured against the economic objectives to ensure alignment before
evolving into the Strategic Framework.
The future economy of City Edge will be subject to a host of influencing factors and trends and
commentary and analysis is provided in Chapters 4 and 5 in relation to strategic economic,
occupier, population and consumer trends and their potential impact for City Edge.
The economic proposition for City Edge is established in Chapter 6 along with associated economic
principles, challenges and opportunities. The subject of existing and potential growth sectors is
assessed at Chapter 7 of the Strategy. The economic value of existing sectors, such as
logistics/distribution and manufacturing, are fully recognised within City Edge. These sectors and
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their employment can be married with new and emerging sectors that cumulatively can create
economic and employment growth over the long term.
A key aspect in delivering economic growth through the City Edge districts will be to create the
optimal conditions for growth as set out in Chapter 8. Key factors in creating these conditions will
be, inter alia, infrastructure, locations and sequencing, flexibility and placemaking and these are
assessed. The future benefits for City Edge are outlined in Chapter 8 which, in summary, assesses
potential employment, GVA and earnings figures, for example, through delivery of Strategic
Framework aspirations. This chapter also establishes that for City Edge, in respect of its baseline
position, negative headroom values are being returned at a high level and that this, in turn, gives
rise to related issues around development viability. A challenge for City Edge to meet is how to
increase viability that can generate financial headroom within the area.
In summary, this Economic Strategy has investigated, analysed and provided recommendations,
advice and commentary in respect of a number of strategic areas including, but not limited to:
•

Identifying the current economic position of City Edge and its value to Dublin City;

•

Establishing City Edge’s economic profile;

•

Setting out the economic proposition for City Edge;

•

Identifying strategic growth sectors and future uses and locations for the area;

•

Creating the optimum economic conditions;

•

Investigating how the Strategic Framework could be delivered through sequencing
and investment in infrastructure; and

•

Estimating the future economic value of City Edge.

The image at Figure 10.1 provides a strategic road map for future economic growth with City Edge.
The road map sets out a number of key steps in the economic regeneration process and their
relevance over short, medium and long terms.
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Figure 10.1 – City Edge Economic Road Map
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