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Board Direction 
BD-001390-18 
ABP-301154-18 

 

 

 

The submissions on this file and the Inspector's report were considered at a Board 

meeting held on 18/10/2018.  

 

The Board decided to grant permission generally in accordance with the Inspector's 

recommendation, for the following reasons and considerations, and subject to the 

following conditions. 

REASONS AND CONSIDERATIONS 

Having regard to the land use zoning of the site, its location and established pattern 

of development in the general area, it is considered that, subject to compliance with 

the conditions set out below, the proposed development, which is considered a 

unique iconic positive redevelopment of a city centre site, would not be injurious to 

the ACA or the visual amenity of the area, and would not, therefore, be contrary to 

the proper planning and sustainable development of the area. 

 

 

Appropriate Assessment Screening  

The Board completed an Appropriate Assessment Screening exercise in relation to 

the potential effects of the proposed development on European Sites, taking into 

account the nature, scale and location of the proposed development, the Appropriate 

Assessment Screening Report submitted with the application and the Inspector’s 

report and submissions on file.  In completing the screening exercise, the Board 
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adopted the report of the Inspector and concluded that, by itself or in combination 

with other development in the vicinity, the proposed development, would not be likely 

to have a significant effect on any European Site in view of the site’s conservation 

objectives.  

 

CONDITIONS  

 

1. The development shall be carried out and completed in accordance with the plans 

and particulars lodged with the application, except as may otherwise be required in 

order to comply with the following conditions.  Where such conditions require points 

of detail to be agreed with the planning authority, the developer shall agree such 

details in writing with the planning authority prior to commencement of development 

and the development shall be carried out and completed in accordance with the 

agreed particulars.   

 

Reason: In the interest of clarity. 

 

2. Prior to the commencement of development, details of the following shall be 
submitted to, and agreed in writing with, the planning authority. 

(A) Proposals for the protection, safe dismantling and reuse of original and early 

elements and features to be removed from the buildings to be demolished, which 

should be added to the conservation method statement, construction 

management plan and construction waste and demolition plan. 

 

(B) Sufficient detail in the conservation method statement to clarify the safeguarding 

of existing basements adjoining the site including of coal cellars and surviving 

hatch covers, and on the intended means of affixing the new building and 

weathering it to No. 2 Cecil Street 
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Reason: In the interest of visual amenity and in the interest of the proper planning 
and sustainable development of the area. 

 

3. Prior to the commencement of development, details of the following shall be 
submitted to, and agreed in writing with, the planning authority. 

 (ii) Product samples of brick-faced cladding and fins and selected wholly transparent 
(non – tinged) glass 

(iii) All signage and lighting for the proposed building. 

(iii) In the event that the existing wall mountable light on the existing front elevation 
at O’Connell Street, is obstructed during construction works alternative 
arrangements shall be made for the written agreement of the planning authority. 

(iv) Precise details of the proposed opening hours.  

 

Reason: In the interest of visual amenity and in the interest of the proper planning 
and sustainable development of the area. 

 

4.  The applicant shall comply with the terms of the Section 47 agreement dated 14th 
December 2017 submitted with the planning application, whereby the applicant on 
behalf of itself, its successors undertake to operate the development as a voluntary 
organisation and in compliance with Article 157 of the Planning and Development 
Regulations 2001 (as amended) save and except for the granting of a separate 
planning permission. 

 

Reason: In the interest of clarity and orderly development. 

 

5. Water supply and drainage arrangements, including the attenuation and disposal 

of surface water, shall comply with the requirements of the planning authority for 

such works and services.  

 

Reason: To ensure adequate servicing of the development and to prevent pollution. 

 

6. Site development and building works shall be carried out only between the hours 

of 07.00 to 19.00 Mondays to Fridays inclusive, between 07.00 to 16.00 on 
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Saturdays and not at all on Sundays, Bank or public holidays.  Deviation from these 

times will only be allowed in exceptional circumstances where prior written approval 

has been received from the planning authority. 

 

Reason: In order to safeguard the residential amenities of property in the vicinity. 

 

7. The construction of the development shall be managed in accordance with a 

Construction Management Plan, which shall be submitted to, and agreed in writing 

with, the planning authority prior to commencement of development.  This plan shall 

provide details of intended construction practice for the development, including, 

noise /vibration and traffic management measures and off-site disposal of 

construction/demolition waste.  

   

Reason:  In the interests of public safety and residential amenity. 

 

8. In relation to footpaths and roads, the developer shall comply with the following: 

(i) The laneway L10347 at the rear of the development off Cecil Street shall be 

reinstated in full, from F1-0 out to the junction of Cecil Street and the double yellow 

line road markings on both sides of the laneway along with road markings at the 

junction shall be reinstated.  

(ii) The footpaths shall be reinstated for the full width and length over which the 

sewers are laid on both Cecil Street and O’Connell Street. 

(iii) Any tactile paving interfered with shall be reinstated. 

 

Reason:  In the interest of encouraging the use of sustainable modes of transport. 
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9. (a) Amplified music or other specific entertainment noise emissions from the 
premises shall not exceed the background noise level by more than 3 dB(A) during 
the period 0800 to 2200 hours and by more than 1 dB(A) at any other time, when 
measured at any external position adjoining an occupied dwelling in the vicinity. The 
background noise level shall be taken as L90 and the specific noise shall be 
measured at LAeq.T.  

 

(b)  The octave band centre frequencies of noise emissions at 63 Hz and at 125 Hz 
shall be subject to the same locational and decibel exceedance criteria in relation to 
background noise levels as set out in (a) above. The background noise levels shall 
be measured at LAeqT. 

 

(c)  The background noise levels shall be measured in the absence of the specific 
noise, on days and at times when the specific noise source would normally be 
operating; either 

    (i)  during a temporary shutdown of the specific noise source, or 

    (ii) during a period immediately before or after the specific noise source operates. 

 

(d) When measuring the specific noise, the time (T) shall be any five minute period 
during which the sound emission from the premises is at its maximum level. 

 

(e)  Any measuring instrument shall be precision grade. 

 

Detailed plans and particulars indicating sound-proofing or other measures to ensure 
compliance with this condition shall be submitted to, and agreed in writing with, the 
planning authority prior to use of the premises.  An acoustical analysis shall be 
included with this submission to the planning authority. 

   

Reason: In order to protect the amenities of residential property in the vicinity having 
particular regard to the nuisance potential of low frequency sound emissions during 
night-time hours. 

 

10. Prior to the commencement of development, a noise impact assessment shall be 
undertaken on ventilation and extraction apparatuses to determine their aural impact 
on the occupants of surrounding residential property, it shall be submitted to, and 
agreed in writing with, the planning authority. 
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Reason: In order to protect the amenities of residential property in the vicinity. 

 

 

11. No goods, materials or advertising boards shall be placed on the public footpath 

or roadway.  

Reason: In the interest of visual amenity and to prevent obstruction of pedestrians or 

vehicles.   

 

12. All service cables associated with the proposed development (such as electrical 
and telecommunications) shall be located underground. All existing over ground 
cables shall be relocated underground as part of the site development works.  

 

Reason: In the interest of visual and residential amenity. 

 

13. All waste from the facility shall be securely stored on site prior to collection by an 
authorised specialist waste management operator and shall not be stored on the 
public road.  

 

Reason: In the interest of public health. 

 

 

Board Member  Date:   18/10/2018 

  Terry Ó Niadh   
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