An - L]
Bord Board Direction

Pleanila BD-007301-21
ABP-308353-20

The submissions on this file and the Inspector's report were congi
meeting held on 14/01/2021.

The Board decided to grant permission, for the followi as and considerations,
and subject to the following conditions.

Reasons and Considerations
In coming to its decision, the Board had

(a) the location of the site and zoning of the site in the Dunlaoghaire

Rathdown County Dev lan 2016-2022,

{b} The policies and u%. iPthe Goatstown Local Area Pian 2012 (extended
2022) and the ghaiire Rathdown County Development Plan 2016-
2022;

(c) to thefRgvisi f the National Planning Framework 2018 and the National
Sghdent A modation Strategy 2017,

visions of the ‘Guidelines for Planning Authorities on Sustainable
efidential Development in Urban Areas’ and the associated ‘Urban Design
anual — A Best Practice Guide’, issued by the Department of the

Environment, Heritage and Local Government in May, 2009,

(e) the Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourisr and Sport and the Department of the
Environment, Community and Local Government (2013 — 2020),

(f) the Urban Development and Building Height, Guidelines for Planning
Authorities, 2018.
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(9) the nature, scale and design of the proposed development and the planning
history relating to the site,

(h) the proximity of the site to a third level institutions, a wide range of social
infrastructure and to public transport services,

(i) the pattern of existing and permitted development in the area, and

() the submissions received by An Bord Pleanéla in relation to this applj

(k) to the report of the Chief Executive of Dunlaoghaire Rathdown
Council,

(I) to the report of the planning inspector.

Appropriate Assessment

The Board completed an Appropriate Assessm creeryng exercise in relation to

the potential effects of the proposed develog on
taking into account the nature, scale and lodgtio g

ignated European Sites,

fie proposed development
within a zoned and serviced urban a the lack of direct connections with regard to
the source-pathway-receptor mo ort for the purposes of Appropriate
Assessment Screening sub 'th e application, the Inspector’s report and
submissions on file. In SRy e screening exercise, the Board adopted the
report of the Inspec &Iuded that the proposed development, individually or
in combination v r pjans or projects, would not be likely to have a significant
effect on an () ite, in view of the conservation objectives of such sites, and
that a Stag@2 Appyopriate Assessment (and submission of a Natura Impact

Stat i , therefore, required.

nmental Impact Assessment

The Board completed an environmental impact assessment screening of the
proposed development and considered that the Environmental 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:
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. (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 specified in
article 109(3) of the Planning and Development Regulations 2001 (as amended

the Board concluded that, by reason of the nature, scale and location of the
site, the proposed development would not be likely to have significant 4
environment. The Board decided, therefore, that an environmental ac

assessment report for the proposed development was not nec in case.
t:

Conclusions on Proper Planning and Sustainable %

The Board considered that, subject to compliance With t nditions set out below
that the proposed development would constit n acyeptable quantum and density
of development in this accessible urban | @ Id not seriously injure the
residential or visual amenities of the areauglilge@ acceptable in terms of urban

design, height and quantum of develdgment and would be acceptable in terms of

pedestrian safety. The proposed

with the proper planning '

fn deciding not to iMnspector's recommendation to refuse permission, the

ent would, therefore, be in accordance

ble development of the area.

Board noted concergh of the Inspector with regard to the integration of the

proposedfeVelo nt into the context on Goatstown Road, and the surrounding

stre by pvay of transition in height, design, scale, bulk, building line and
rtical and horizontal building line, and that she considered that the

Mo oS’ development would not find the appropriate balance between increased
&

Jection 4.8 of Appendix 9: Building Height Strategy of the of the Dun Laoghaire
Rathdown County Development Plan 2016-2022 and Section 3.2 of the Building
Height Guidelines for Planning Authorities (201 8) to ensure that the highest

ity and existing residential amenities required under policies RES 3, RES 4 and

standards of urban design, architectural quality and place making outcomes are also

achieved at the scale of the relevant to site context.
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However, having examined the proposed development against the criteria as set out
in Section 4.8 of Appendix 9: Building Height Strategy of the of the Dun Laoghaire
Rathdown County Development Plan 2016-2022 and Section 3.2 of the Building
Height Guidelines for Planning Authorities (2018) and in particular in relation to
Development Management Criteria at the scale of district/neighbourhood/street,

the Board had regard to the location of the proposed development along a con

curve on the Goatstown Road, the rising ground level along the frontage fr

north towards the south, the form and scale of the existing two storey d
centre to the south, and to the form and scale of the existing 3 to 5 sto
developments to the north and east of the development site. It i that the

vertical emphasis of the proposed 6 storey element to the no f4he proposed
development facing onto Goatstown Road and its positio i the existing
building line to the north, would provide a bookend e density development
of Trimbleston, that the form and design of the d 4 s%r y elements to the south
of the proposed development facing onto th Road, the higher ground
level at the neighbourhood centre, and the @t differential between the
parapet height of the proposed deve ent and the ridge height of the existing
neighbourhood centre, provides le transition in height from an effective 3

storeys to 2 storeys. O

Furthermore, the hogi %hasis of the design which is relieved by the angled
and cantileveredge oyer the entrance area, is acceptable given the horizontal
form of the engiwdstorey neighbourhood centre building. The Board is satisfied

that the prdposed elopment on this infill site would, by reason of its design, form

e an attractive transition from the character of the existing low
an development to the existing higher density developments to the

The Board further considered that the urban space created by the proposed
development which is set back from the road and overlooked by social areas of the
proposed development presents an active frontage, which will contribute in a positive
manner to the legibility of the area as a neighbourhood centre,
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~. The Board is satisfied that the proposed development would not have a negative
effect on the character of the area, would not be visually dominant or overbearing in
the context of its immediate environment, would form a cohesive part of the urban
environment, would be a positive addition to the streetscape and reflect an
appropriate transition in scale with the surrounding context as established in Policy
RES3 and RES 3 and Section 4.8 of Appendix 9: Building Height Strategy of
Development Plan and Section 3.2 of the Government’s Urban Develop t
Building Heights — Guidelines for Planning Authorities December 201

The Board considered that, while a grant of permission for th ed§Birategic
Housing Development would not materially contravene a z@ni jgEtive of the
statutory plans for the area, a grant of permission coulgymatesglly’contravene the the

Goatstown Local Area Plan 2012 (extended 2022)gin re\gfiopo building height. The
Board considers that, having regard to the proisions'§f s€ction 37(2) of the Planning
and Development Act 2000, as amended ermission in material
contravention of the City Development P@e justified for the following

reasons and consideration.

e In relation to sectio bW of the Planning and Development Act 2000
(as amended):

The propo e ment is considered to be of strategic and national
importa nY rEgard to the definition of ‘strategic housing development’
pur & jon 3 of the Planning and Development (Housing) and
RBsidenf{all enancies Act 2016 (as amended) and its potential to contribute
ievement of the Government's policy to increase delivery of housing

rog its current under supply set out in Rebuilding Ireland — Action Plan for
ousing an Homelessness issued in July 2016.

e In relation to section 37(2)(b) (iii) of the Planning and Development Act 2000
(as amended):
Permission for the development should be granted having regard to
guidelines under section 28 of the Act, specifically SPPR 3 and SPPR 4 of
the Building Height Guidelines which states that where a development
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complies with the Development Management Criteria in section 3.2, it may be
approved, even where specific objectives of the relevant development plan or
local area plan may indicate otherwise and national policy in Project [reland
2040 National Planning Framework (in particular objectives 13 and 35). An
assessment of the proposed development was carried out to determine that
the proposed development conforms with the development manageme
criteria in section 3.2 of those guidelines.

The Board further considered that, while a grant of permission for t
Strategic Housing Development would not materially contraven

of the statutory plans for the area, a grant of permission coul contravene

the Duniaoghaire Rathdown County Development Plan - i relation to Part
V provision. The Board considers that, having regar i%musions of section
37(2) of the Planning and Development Act 2009fas am&n ed, the gi'ant of
permission in material contravention of the ' ent Plan would be justified
for the following reasons and considerationa

» In relation to section 37(2 e Planning and Development Act 2000

(as amended):
Permission for thgde nt should be granted having regard to Policy

RES2: imple ti Interim Housing Strategy which states; ‘Specific

ed to meet the criteria outlined within ‘The Guidelines of Residential
velopments for 3rd Level Students, Section 50 of the Finance Act 1999’

e Inrelation to section 37(2)(b) (iii) of the Planning and Development Act 2000
(as amended):
Permission for the development should be granted having regard to
Paragraph 5.21 of the Sustainable Urban Housing: Design Standards for New
Apartments; Guidelines for Planning Authorities which states: “In addition to
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the above, as is the case with student accommodation projects, shared
accommodation units will not normally be subject to Part V requirements in
relation to the reservation of 10% of the units as social housing because
shared accommodation would not be suitable for social housing given that

they are not provided as individual self-contained residential units.”

e In relation to section 37(2)(b) (iv) of the Planning and Developme

(as amended):

Permission for the development should be granted having d tO@RE
pattern of development and permissions granted in th aodyraire
Rathdown jurisdiction for off-campus student acco i f. ABP-
300520-18 at the Blakes and Esmonde Motors
Stillorgan and at the Avid Technology Intega@tion
Sandford Industrial Estate, ref. ABP 3Q4867-13\Ww

apply Part V requirements.

ilmacud Road,

Carmanhall Road,
reby the Board did not

It is considered that permission forie proposed development should be granted

having regard to Government set out in Rebuilding Ireland — Action Plan

for Housing and Homeles iSS in July 20186, the National Planning
Framework, 2018, th Ind Economic Strategy for the Eastern and Midland

Region 2019-203 an Development and Building Heights Guidelines, 2018.

2\
S8

evelopment 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 details to be agreed with the planning authority, the developer shall
agree such details in writing with the planning authority prior to commencement
of development, or as otherwise stipulated by conditions hereunder, and the
development shall be carried out and completed in accordance with the agreed

particulars. in default of agreement the matter(s) in dispute shall be referred to
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An Bord Pleanala for determination.

Reason: In the interest of clarity.

2. The proposed development hereby permitted shall only be occupied as st
accommodation, in accordance with the definition of student accommogti
provided for under section 13(d) of the Planning and Development in
and Residential Tenancies Act 2016, as amended, and shall n us &

any other purpose without a prior grant of planning permissi chafge of

use.

Reason: In the interest of residential amenity and t i scope of the

proposed development to that for which the gp fioR was made.

e i&d as follows:

(a) The student accomm complex shall be operated and
he measures indicated in the Student

managed in accogflancelwi
Accommodatj aggment Plan submitted with the application,

(b) Student s shall not be amalgamated or combined.

3.  The proposed development shal

Reasqr th@jigicrests of the amenities of occupiers of the units and
sugrolading Properties.

tails of the materials, colours and textures of all the external finishes to the
proposed dwellings and buildings shall be as submitted with the application,
unless otherwise agreed in writing with, the planning authority prior to
commencement of development. In default of agreement the matter(s) in
dispute shall be referred to An Bord Pleanala for determination.

Reason: In the interest of visual amenity.
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~ 5. No advertisement or advertisement structure other than those shown on the

plans and particulars submitted with the application shall be erected or
displayed on the building or within the curtilage of the site in such a manner as
to be visible from outside the building, unless authorised by a further grant of

planning permission.

Reason: In the interest of visual amenity.

6. No additional development shall take place above roof p e ncluding
lift motor enclosures, air handling equipment, storage or other

external plant, telecommunication aerials, antennas or equipfnent, unless

authorised by a further grant of planning permissi
Reason: To protect the residential am%ropeﬂy in the vicinity and the

visual amenities of the area. @

e@lannigg authority’s written agreement to the proposed name(s).

eagon: In the interest of urban legibility.

8. Comprehensive details of the proposed public lighting system to serve the
development shall be submitted to and agreed in writing with the planning
authority, prior to commencement of development or installation of the lighting.
The agreed lighting system shall be fully implemented and operational, before

the proposed development is made available for occupation.
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10.

Reason: In the interest of public safety and visual amenity.

All service cables associated with the proposed development such as electrical,
telecommunications and communal television shall be located underground.
Ducting shall be provided by the developer to facilitate the provision of

broadband infrastructure within the proposed development. All existi

ground cables shall be relocated underground as part of the site
works.

Reason: in the interests of visual and residential amenity.

Prior to the opening or occupation of the dex€lopm¥nt#a Mobility Management

eflecting any requirements

et and travel patterns shall be

submitted to and agreed in writis@with the planning authority. This shall

provide for incentives to en use of public transport, cycling, walking

and carpooling by residg nts and staff employed in the development

and to reduce and 1, extent of parking. Details may include the

provision of ce ise@facilities within the commercial element of the

developme arking, shower and changing facilities associated with

the policies 0 the strategy. The interim or temporary strategy, where

applic@ble, should reflect the requirements of Design Manual for Urban Roads

terim Advice Note — Covid Pandemic Response {(May, 2020).
mgbility strategy shall be prepared and implemented by the management
any for all units within the development.

Reason: In the interest of encouraging the use of sustainable modes of
transport and reflecting the needs of pedestrians and cyclists during Covid-19
pandemic.
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~ 11.

ili2:

13.

Drainage arrangements including the attenuation and disposal of surface water,
shall comply with the requirements of the planning authority for such works and

services.

Prior to commencement of development the developer shall submit to the
planning authority for written agreement a Stage 2 - Detailed Design Sta
Storm Water Audit.

Upon Completion of the development, a Stage 3 Completion S dit

to demonstrate Sustainable Urban Drainage System meas
installed, and are working as designed and that there has b
misconnections or damage {o storm water drainage i tre during

construction, shall be submitted to the planning rit ritten agreement.
Reason: In the interest of public health %c ater management.

The site shall be landscaped jf acco e with the detailed comprehensive
scheme of landscaping, vyig mpanied the application submitted, unless
otherwise agreed in the planning authority prior to commencement
of development.

of residential and visual amenity.

@ containing details for the management of waste and, in particular,

ecyclable materials within the development, including the provision of
facilities for the storage, separation and collection of the waste and, in
particular, recyclable materials and for the ongoing operation of these
facilities for each unit shall be submitied o, and agreed in writing with, the
planning authority not [ater than six months from the date of
commencement of the development. Thereafter, the waste shali be

managed in accordance with the agreed plan.

(b) This plan shall provide for screened communal bin stores, the locations
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and designs of which shall be included in the details to be submitted.

Reason: In the interest of residential amenity, and fo ensure the provision of
adequate refuse storage.

14. Construction and demolition waste shall be managed in accordance with'a
construction waste and demolition management plan, which shall ikie
to, and agreed in writing with, the planning authority prior to co b@m‘
development. This plan shall be prepared in accordance wi
Practice Guidelines on the Preparation of Waste Manag€m for
Construction and Demolition Projects”, published bythe Depagiment of the
Environment, Heritage and Local Government i JL:% The plan shall

I

include details of waste to be generated durifig sit ance and construction

e employed for the
prevention, minimisation, recovery and

with the provision of the Waste Manage Plan for the Region in which the
site is situated.

Reason: Inthe intereai able waste management.
15. The const@ development shall be managed in accordance with a

Constglction gement Plan, which shall be submitted to, and agreed in
iti ith, the planning authority prior to commencement of development.

shall provide details of intended construction practice for the

pment, including hours of working, noise management measures and off-
e disposal of construction and demolition waste.

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

16. Site development and building works shall be carried out only between the
hours of 0700 to 1900 Mondays to Fridays inclusive, 0800 to 1400 on
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Saturdays, and not at all on Sundays and 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.

and or wastewater connection agreement(s) with trish W

17. Prior to commencement of development, the developer shall 2@”&1’

Reason: In the interest of public health.

18. Prior to commencement of development, devgloper shall lodge with the
planning authority a cash deposit, 3 @ f all Insurance company, or other

security to secure the provision and QatE{#88ry completion and maintenance

until taken in charge by the locahauthority of roads, footpaths, watermains,

drains and other services r connection with the development, coupled

the local authority to apply such security or part

with an agreement g @
thereof to the s& gOmpletion or maintenance of any part of the

developme and amount of the security shall be as agreed between
the pla authgiity and the developer or, in default of agreement, shall be
refgffed™o ord Pleanala for determination.

o ensure the satisfactory completion and maintenance of the

vglopment until taken in charge.

19. The developer shali pay to the planning authority a financial contribution in
respect of public infrastructure and facilities benefiting development in the area
of the planning authority that is provided or intended to be provided by ot on
behalf of the authority in accordance with the terms of the Development

Contribution Scheme made under section 48 of the Planning and Development
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Act 2000, as amended. The contribution shall be paid prior fo commencement
of development or in such phased payments as the planning authority may

facilitate and shall be subject to Price Tender Index 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, in default of such agreement, the
matter shall be referred to An Bord Pleandla to determine the proper appljg
of the terms of the Scheme.

Reason: lItis a requirement of the Planning and Development 20
amended, that a condition requiring a contribution in accord I
Development Contribution Scheme made under section aé) t be
applied to the permission.

Board Member Date: 01/02/2021
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