An _ _
Bord Board Direction

Pleanadla BD-004500-19
ABP-305312-19

The submissions on this file and the Inspector's report were considered at a Board
meeting held on 12/11/2019.

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:

a) The site’s location within the built, upsarea of Dublin in proximity to a range of
services and facilities ineluding the bus corridor along the Finglas Road;

b) The policies and objectives,in‘the Dublin City Development Plan 2016 to 2022,
including the zoning of the site for residential use under objective Z1;

c) Themplanningdistoryrof the site;

c) Nature, scale and design of the proposed development;

d) Pattern of@xisting and permitted development on the site and in the area;
e) The objectives of the National Planning Framework;

f) The Rebuilding Ireland Action Plan for Housing and Homelessness 2016;

g) The Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourism and Sport and the Department of the
Environment, Community and Local Government in March 2013;
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h) The Guidelines for Sustainable Residential Developments in Urban Areas and the
accompanying Urban Design Manual — a Best Practice Guide, issued by the

Department of the Environment, Heritage and Local Government in May 2009;

i) The Sustainable Urban Housing: Design Standards for New Apartments issued by
the Department of the Environment, Community and Local Government in March
2018;

J) the provisions of the Guidelines for Planning Authorities on Urban Development
and Building Heights issued by the Department of Housing, Planning and Local

Government in December 2018
k) Submissions and observations received.
[) The report of the Inspector

It is considered that, subject to compliance with the conditions,setiout below, the
proposed development would be consistent with national,xegional and local planning
policy, would not seriously injure the residentialor visual,amenities of the area or of
property in the vicinity, would respect the existing ¢haracter of the area and would be
acceptable in terms of traffic and pedestrian safety and convenience. The proposed
development would, therefore, be imaccordaneewith the proper planning and
sustainable development of the area.

Appropriate Assessment Sereening

The Board completedyan Appropriate Assessment screening exercise in relation to
the potential effects of the proposed development on designated European sites,
taking into account the nature, scale and location of the proposed development
within a zoned and serviced urban area, the Appropriate Assessment Screening
Report'submitted with the application, the Inspector’s report and submissions on file.
In completing the screening exercise, the Board 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 conservation objectives of such sites, and that a Stage 2

Appropriate Assessment is not, therefore, required.

Environmental Impact Assessment Screening
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The Board completed an environmental impact assessment screening of the
proposed development and considered that the Environmental Impact Assessment
Screening Report submitted by the applicant, identifies and describes adequately the
direct, indirect, secondary, and cumulative effects of the proposed development on

the environment.

Having regard to:

(a) the nature and scale of the proposed development on an urban site served by
public infrastructure,

(b) the absence of any significant environmental sensitivities in the area;

(c) the location of the development outside of any sensitive location specifiediin
article 109(3) of the Planning and Development Regulations2001y(asiamended),
the Board concluded that, by reason of the nature, scalefand locatiomof the subject
site, the proposed development would not be likely to ‘have significant effects on the
environment. The Board decided, therefore, that an. environmental impact

assessment report for the proposed deyelopment wasinot necessary in this case.

Conditions
1. The development shall be cafried 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 details to pe agreedwith the Planning Authority, the developer shall
agree such details inwriting with the Planning Authority prior to commencement
of development and\the development shall be carried out and completed in
accordanceywith the agreed particulars. In default of agreement, the matter(s)
in dispute shalhbe referred to An Board Pleanala for determination.

Reason! In the interest of clarity.
2. The proposed development shall be amended as follows:

The 13 parallel parking spaces to the rear of Blocks 1, 2 and 3 to be omitted

and replaced with suitable hard and soft landscaping.

Revised plans and particulars shall be submitted to and agreed in writing with

the planning authority prior to commencement of works.
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Reason: In the interest of the proper planning and sustainable development of
the area.

3. Details and samples of the materials, colours and textures of all the external
finishes to the proposed development including pavement finishes shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development. Render to be omitted and replaced with a
suitable durable material/finish. The balconies to the side and rear comprising
steel balustrades shall be replaced with glass balustrades to mateh the Finglas

Road elevation.
Reason: In the interest of the visual amenities of the area.

4. No additional development shall take place above roof,parapetlevel, including
lift motor enclosures, air handling equipment, storage tanks, duets or other
external plant, telecommunication aerials, antenfnas or equipment, unless

authorised by a further grant of planning permission.

Reason: To protect the residential amenities,of preperty in the vicinity and the
visual amenities of the area, and te\allow the planning authority to assess the

impact of any such development through the planning process.

5. Details of proposed signage to . the‘ereche to be submitted prior to occupation

for the written agreement of the planning authority.

Reason: Inthe interestof preper planning and sustainable development of the

area.

6. The proposed childcare facility shall be provided and retained as part of the
development withraccess provided to both residents of the development and
the wider cemmunity on a first come first served basis.

Reason: In the interest of proper planning and sustainable development of the

area.

7. Proposals for a name and numbering scheme for the development and
associated signage shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. Thereafter, all street signs
numbers shall be provided in accordance with the agreed scheme. The proposed
name shall be based on local historical or topographical features, or other

alternatives acceptable to the planning authority. No advertisements/marketing

ABP-305312-19 Board Direction Page 4 of 12



signage relating to the name of the development shall be erected until the
developer has obtained the planning authority’s written agreement to the
proposed name.

Reason: In the interest of urban legibility.

8.  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: In the interest of public health.

9. The applicant or developer shall enter into water and/or wastewater connection
agreement(s) with Irish Water prior to the commencement of thisidevelopment.

Reason: In the interests of the proper planning and sustainableidevelopment of
the area.

10. A plan containing details for the management of waste within the development,
including the provision of facilities for the storage, 'separation and collection of
the waste and, in particular, recyclable ' materials shall be submitted to, and
agreed in writing with, the planning authority. priorto commencement of
development. Thereafter, the waste shall be managed in accordance with the
agreed plan.

Reason: To provide forithe appropriate management of waste and, in particular
recyclable materials, inytheyinterest of protecting the environment.

11. Site development and building works shall be carried out only between 0700 to
1900 hourstMondays te Fridays inclusive, between 0800 to 1400 hours on
Saturdays and'not/at all on Sundays and public holidays. Deviation from these
timeswill 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.

12. Prior to the commencement of development, the developer shall submit a
Construction and Demolition Waste Management plan to the Planning Authority
for agreement prepared in accordance with the Best Practice Guidelines on the
Preparation of Waste Management Plans for Construction and Demolition

Projects published by the Department of the Environment, Heritage and Local
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Government in July, 2006. This shall include details of waste to be generated
during site clearance and construction phases and details of the methods and
locations to be employed for the prevention, minimisation, recovery and
disposal of this material. The plan should also set out a detailed strategy and
management plan for the removal of hazardous/contaminated soil and waste
from the site including detail of estimated tonnages, relevant mitigation
measures, destination for disposal/treatment and information on the authorized

waste collector(s).

Reason: In the interest of orderly development and sustainable waste

management.

13. The construction of the development shall be managed inraccordance 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 inter alia: details andlocatiomef proposed construction
compounds, details of intended constructien practice for the development,
including, noise management measures, off-site disposal of
construction/demolition waste.

Reason: In the interests of publie,safety and residential amenity.

14. A detailed Construction(Traffic Management Plan shall be submitted to, and
agreed in writing withytheyplanning authority prior to commencement of
development. The plan shall include details of arrangements for routes for
constructionstraffie, parking during the construction phase, the location of the
compound for storage of plant and machinery and the location for storage of
deliveries 10 the'site.

Reason; Inthe interests of public safety and residential amenity.

15. Priorteithe commencement of development, the developer shall submit, for the
written agreement of the planning authority, a Mobility Management Strategy
which shall provide for incentives to encourage the use of public transport,
cycling, walking and car-pooling to reduce and regulate the extent of parking.
The mobility strategy shall be prepared and implemented by the management
company for all units within the development. Access to bicycle storage shall be

provided for all residents of the permitted apartments. The authorised car
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parking shall be used only by residents of the authorised apartments or by
those providing services to them.

Reason: In the interest of encouraging the use of sustainable modes of
transport.

16. All of the communal parking areas serving the apartments shall be provided
with electric vehicle charging points, to allow for the provision of future electric
vehicle charging points. Details of how it is proposed to comply with these
requirements, including details of design of, and signage for, the electrical
charging points shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development.

Reason: In the interest of sustainable transportation.

17. The following requirements in terms of traffic and transportation shall be
incorporated and where required, revised drawingsy. reports showing
compliance with these requirements shall be 'submittedito, and agreed in writing
with, the Planning Authority prior to commencement of development:

(a) The existing access/egress serving the development onto the public road
shall be incorporated onto thegexisting traffic signals on the Finglas Road. This
will require new signals, ducting poles, alterations to the existing footpath and
upgrade of existing signals and PROM. Prior to commencement of any
development the above works shall be agreed in writing with the Planning
Authority. All workssshallbe carried out at the applicant’s expense at no cost to
the Local Authoritys, The/carrying out of these works shall be completed in full

prior tofthe,oceupation of the proposed development.

(b) The reads and traffic arrangements serving the site (including footpath
connections and signage) shall be in accordance with the detailed requirements
of thelplanning authority for such works and shall be carried out at the
developer’s expense.

(c) The roads layout including junctions, parking areas, footpaths, cycle paths
and kerbs, pedestrian crossings, car parking bay sizes and road access to the
development shall comply with the requirements of the Design Manual for
Roads and Streets and with any requirements of the Planning Authority for
such road works.
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18.

19.

20.

21.

(d) The materials used in any roads/footpaths/set down areas provided by the
developer shall comply with the detailed standards of the Planning Authority for

such road works.
Reason: In the interests of traffic, cyclist and pedestrian safety.

No dwelling units within the proposed development shall be sold separately,
independent from the associated car parking provision. All the proposed car
parking spaces shall be for occupants of the residential units and shall be sold
with the units and not sold separately or let independently from theyesidential
development.

Reason: In the interest of orderly development.

Public lighting shall be provided in accordance with a'scheme, details of which
shall be submitted to, and agreed in writing with, the Planning Authority prior to
commencement of development. Such lighting shall be previded prior to the

making available for occupation of any unit.
Reason: In the interests of amenity andypublic safety.

All service cables associated with the proposed development (such as
electrical, communal televisiongtelephonezand public lighting cables) shall be
run underground within the site. In‘this regard, ducting shall be provided to
facilitate the provision of broadband infrastructure within the proposed

development.

Reason: In the'interestef orderly development and the visual amenities of the

area.

The landscapingisscheme shown on drawing number No. MER-BSL-00-XX-DR-
L 0002\Landscape General Arrangement Plan, as submitted to the An Bord
Pleanala on the 30™ of August, 2019 shall be carried out within the first planting
season following substantial completion of external construction works.

The gated fence located between the identified public and private open space

shall be omitted.

All planting shall be adequately protected from damage until established. Any
plants which die, are removed or become seriously damaged or diseased,
within a period of five years from the completion of the development, shall be
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replaced within the next planting season with others of similar size and species,
unless otherwise agreed in writing with the planning authority.

Reason: In the interest of residential and visual amenity.

22. Prior to the commencement of development, the developer shall retain the
professional services of a qualified Landscape Architect as Landscape
Consultant throughout the life of the site development works and shall notify the
planning authority of that appointment in writing. The developer shall engage
the Landscape Consultant to procure, oversee and supervise the landscape
contract for the implementation of the permitted landscape proposals."When all
landscape works are inspected and completed to the satisfaction,ofithe
Landscape Consultant, he/she shall submit a Practical Completion Certificate
(PCC) to the planning authority for written agreement, aserifigation that the
approved landscape plans and specification have beensfullyiimplemented.

Reason: To ensure full and verifiable implementationief the approved
landscape design proposals for the'permitted development, to the approved

standards and specification.

23. The management and maintenance ofithe proposed development following its
completion shall be the respensibility of a legally constituted management
company, or by the Local Authotity in‘the event of the development being taken
in charge. Detailed preposals in this regard shall be submitted to, and agreed in

writing with, the Planning*Authority prior to commencement of development.

Reason: TQ ensure thesatisfactory completion and maintenance of this

development:

245 The developer/shall facilitate the archaeological appraisal of the site and shall
provide for the preservation, recording and protection of archaeological
materials or features which may exist within the site. In this regard, the

developer shall:

(a) notify the planning authority in writing at least four weeks prior to the
commencement of any site operation (including hydrological and geotechnical

investigations) relating to the proposed development, and
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(b) employ a suitably-qualified archaeologist prior to the commencement of
development. The archaeologist shall assess the site and monitor all site

development works.

The assessment shall address the following issues:

() the nature and location of archaeological material on the site, and

(i) the impact of the proposed development on such archaeological material.

A report, containing the results of the assessment, shall be submitted to the
planning authority and, arising from this assessment, the developershall agree
in writing with the planning authority details regarding any further
archaeological requirements (including, if necessary, archaeological

excavation) prior to commencement of construction wotks.

In default of agreement on any of these requirements,.the matter shall be
referred to An Bord Pleanéla for determination:.

Reason: In order to conserve the arechaeological heritage of the area and to
secure the preservation (in-situ or by record) and protection of any

archaeological remains that may exist within the,site.

25. The glazing system of the building,shall have suitable sound insulation
performance values. Priorte,any. development taking place on the site, the
developer shall submit tosand agree in writing with the planning authority details
of the glazing system to he installed supported by laboratory tests confirming
the sound insulation performance of the glazing system to currently recognised
EU standards.

Reason; 40 protect the residential amenity of future occupants of the

apartments:

26. The mitigation measures contained in Ecological Impact Assessment shall be
implemented in full.

Reason: In the interest of clarity and the proper planning and sustainable

development of the area.

27. Prior to commencement of development, the developer or other person with an
interest in the land to which the application relates shall enter into an
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agreement in writing with the planning authority in relation to the provision of
housing in accordance with the requirements of section 94(4) and section 96(2)
and (3) (Part V) of the Planning and Development Act 2000, as amended,
unless an exemption certificate shall have been applied for and been granted
under section 97 of the Act, as amended. Where such an agreement is not
reached within eight weeks from the date of this order, the matter in dispute
(other than a matter to which section 96(7) applies) may be referred by the
planning authority or any other prospective party to the agreemént to An Bord

Pleanala for determination.

Reason: To comply with the requirements of Part V of the Planning,and
Development Act 2000, as amended, and of the housing.strategy in the

development plan of the area.

28. Prior to commencement of development, the developershallhlodge with the
planning authority a cash deposit, a bond of an‘insdarance€ompany, or such
other security as may be acceptable,to the, Planning, Authority, to secure the
reinstatement of public roads which may'be damaged by the transport of
materials to the site, coupled with an,agreement empowering the planning
authority to apply such securityser part thereof to the satisfactory reinstatement
of the public road. The form and ameunt of the security shall be as agreed
between the planning authority. and the developer or, in default of agreement,

shall be referred tovAn Bord,Pleanala for determination.

Reason: In the'interestof traffic safety and the proper planning and sustainable

development of the'area.

29. «The,develaper shall pay to the planning authority a financial contribution in
respectiofpublic infrastructure and facilities benefiting development in the area
of the planning authority that is provided or intended to be provided by or on
behalf'of the authority in accordance with the terms of the Development
Contribution Scheme made under section 48 of the Planning and Development
Act 2000, as amended. The contribution shall be paid prior to commencement
of development or in such phased payments as the planning authority may
facilitate and shall be subject to any applicable indexation provisions of the
Scheme at the time of payment. Details of the application of the terms of the
Scheme shall be agreed between the planning authority and the developer or,
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in default of such agreement, the matter shall be referred to An Bord Pleanala

to determine the proper application of the terms of the Scheme.

Reason: It is a requirement of the Planning and Development Act 2000, as
amended, that a condition requiring a contribution in accordance with the
Development Contribution Scheme made under section 48 of the Act be

applied to the permission

Board Member Date: 15/11/2019

Michelle Fagan

Note: The Board had regard to the existing,patternmefidevelopment and character of
Finglas Road, the orientation and, separation distances to existing buildings, and the
difference in level between thekinglas Road and Glenhill Road, and considered that
the height of the proposed,development'would be acceptable and would not have a
material adverse‘impact on adjoining dwellings, and that the omission of floors as
proposed by the Inspector would 'not be necessary for the proper planning and

sustainable developmentief the area.
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