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Pleanala

Board Direction
BD-009715-21
ABP-310709-21

The submissions on this file and the Inspector's report were considereJ

meeting held on 14/12/2021

The Board decided to grant permission generally in accordfb le Inspector's

recommendation, for the following reasons and considqBlio; Pd subject to the

Wfollowing conditions

Reasons and Considerations

In coming to its decision, the Board h4egaB+ftE following

The policies and objectivLS mo )lin City Development Plan 2016-2022a)

b)

C)

d)

The Reb

ThI

for Housing and Homelessness 2016

Project Ireland 2040, which identifies the

lpment and Building Heights Guidelines for

drities issued by the Department of Housing, Planning and

nment in December 2018

Ins of the Sustainable Urban Housing: Design Standards for Newa
A$rtments, Guidelines for Planning Authorities issued by the Department of

Housing, Planning and Local Government in December 2020

D The provisions of the Planning System and Flood Risk Management

Guidelines for Planning Authorities (including the associated Technical

Appendices) issued by the Department of Environment, Heritage and Local

Government in 2009;
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g) The nature, scale and design of the proposed development and the 1

availability in the area of a wide range of social, transport and water services

infrastructure;

h) The pattern of existing and permitted development in the area;

i) The provisions of Section 37(b)(2) of the Planning and Development Act

2000, as amended, whereby the Board is not precluded from granting

permission for a development that materially contravenes a Develop
Plan

j) The submissions and observations received;

k) The report of the Planning Inspector.

Appropriate Assessment Screening

The Board completed an Appropriate A:

the potential effects of the proposed de'

account the nature and scale of the pry

nature of the receiving environment_wa

distances to the nearest Euro

fg exercise in relation to

>ean Sites, taking into

on serviced lands, the

comprises a built-up urban area, the

h the hydroll lth

Assessment was not required notwithstanding the submission of a Natura Imapct

Statement by the applicant for permission, which proceeded on the basis that a

Stage 2 Appropriate Assessment was required .
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t 3nclusions on Proper Planning and Sustainable Development

The Board considered that, subject to compliance with the conditions set out below,

the proposed development would constitute an acceptable density of development in

this accessible urban location, would not seriously injure the residential or visual

amenities of the area or of property in the vicinity, would be acceptable in terms of

urban design, height and quantum of development, would be acceptable in terms of

impacts on traffic and pedestrian safety and convenience and would provide an

acceptable form of residential amenity for future occupants.

The Board considers that with the exception of building heights and

the proposed development would be compliant with Dublin city Q4LoNApI,
2016-2022 and would, therefore, be in accordance with the

sustainable development of the area.

€

The Board considers that, while a grant of

would not materially contravene a zoning

it would materially contravene the Dublin

relation to building heights and apartment

attachment of a condition to reduce

regard to the provisions of section

as amended, the grant of

Development Plan 201
consideration .

©pWosed developmer
ltutory plan for the area

t

l

• It is considered to be of strategic or national

tential to contribute to the achievement of the

the delivery of housing set out in the

for Housing and Homelessness issued in

;hievement of greater density and height in

r£idential development in an urban centre close to public transport and

centres of employment. Accordingly, the provisions set out under section

37(2)(b)(i) of the Planning and Development Act 2000, as amended, are

applicable;

• it is considered that permission for the proposed development should be

granted having regard to national policy as set out in the Project Ireland 2040
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National Planning Framework, in particular Objectives 13 and 35, the Urban I

Development and Building Heights Guidelines for Planning Authorities issued

by the Department of Housing, Planning and Local Government in December

2018, in particular Specific Planning Policy Requirement 3(a) and the

Sustainable Urban Housing: Design Standards for New Apartments,

Guidelines for Planning Authorities issued by the Department of Housing,

Planning and Local Government in December 2020, in particular Specific

B::§ii:::iii::;iT=&}.iiI: if;BliX;;iii:;K©';iT:
proposed development is cont@ingWauern of development.

Accordingly, the provisionsMilder section 37(2)(b)(iv) of the Planning

and Development Act 7NNnended, are applicable with respect to the

proposed building lklgl)

„„„„ Jb~
1. The9&eWit shall be carried out and completed in accordance with theiii©bliH:;nTH;EF=;I=9 eceived by An Bord Pleanala on the 1 st day of July 2021, except as

e required in order to comply with the following conditions. Whereise b

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 An Bord Pleangla for determination.
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I eason; in the interest of clarity.

2 The proposed development shall be amended as follows

(a) the height of block A, which fronts onto the slip road to Beaumont Road, shall

be reduced to a maximum of six storeys. This shall be achieved by the omission of

the top two floors in this block

(b) revised elevation details breaking up the appearance of the northwest gable

ends of blocks A and B facing Ellenfield Road

(c) direct ramped access from the public street to the secure and s

basement level cycle parking facility

(d) the omission of car parking spaces nos.1, 2, 39 and 40 ideJlgM)£wing
no.20-048 P005

Revised drawings showing compliance with these requi[emI daall be submitted

to, and agreed in writing with, the Planning lmencement of

lall be referred to Andevelopment. In default of agreement the

Bord Pleanala for determination

Reason: in the interests of visual and

safety

jdential amenity, traffic and pedestrian

3 Prior to the col It, the developer shall submit

details of a proposedJ which confirms that the

development herB@ and operated by an institutional

entity for a min6um ,rs and where no individual

be sold separately for that period. The period of 15 years shallresidential

W/of occupation of the first residential unit within the schemebe frI

ReasoOFb the interest of the proper planning and sustainable development of the

area.
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4. Prior to expiration of the 15-year period referred to in the covenant, the 1

developer shall submit ownership details and management structures proposed for

the continued operation of the entire development as a build-to-rent scheme. Any

proposed amendment or deviation from the build-to-rent model, as authorised in this

permission shall be subject to a separate planning application.

Reason: in the interests of orderly development and clarity.

5

proposed buildings shall be as submitted with the application an

otherwise agreed in writing with the planning authority prior to

development. In default of agreement the matter(s) in di

Bord Pleanala for determination. b

Details of the materials, colours and textures of all the

in

Reason: in the interest of visual amenity.

No additional developml6

lift motor enclosures, air han

plant, telecommunication ael

further grant of planning pq

maintenance purposesjl

II, including

external

:d by a

Reason: and residential amenities of the area

a7 lment name, apartment numbering scheme and

/age shall be submitted to, and agreed in writing with, the planningass

Prior to commencement of development. Thereafter, all such names andau

shall be provided in accordance with the agreed scheme. Nonu

advertisements or marketing 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.
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I Prior to the occupation of the development, a Mobility Management Strategy

(travel plan), including an interim or temporary strategy reflecting any requirements

or adjustments relating to Covid-19 movement and travel patterns, shall be

submitted to and agreed in writing with the planning authority. This shall provide for

incentives to encourage the use of public transport, cycling, walking and carpooling

by residents and staff employed in the development and to reduce and regulate the

extent of parking. The interim or temporary strategy, where applicable, should reflect

IEt::::TellI::::IfI&§?
- x\;g

:„,=..y:=:==:t:HSE:,g.m„t
and assignment of car spaces to resideJnts Wand shall include a strategy for

::'',:;!bM#£',::..„_„„..„„„a\Y,*..,„.:,:*..;„.,.„„,...*,,,„,:„„.*.
:==:':="'=:a£T':*=;''"*"':''''';*''""'';’:'’'"";"‘

::d of 10% of all car parking spaces should be provided with electric

tations or points, and ducting shall be provided for all remaininging s

s facilitating the installation of electric vehicle charging points orace

stations at a later date.

Reason: To provide for and future proof the development such as would facilitate the
use of electric vehicles.
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11 . Prior to commencement of development, the developer shall enter into wate P

and / or waste water connection agreement(s) with Irish Water. All development is to

be carried out in compliance with Irish Water standards codes and practices.

Reason: in the interest of public health.

12. a) Drainage arrangements including the attenuation and disposal of

surface water, shall comply with the requirements of the planning authoritz
works and services

Prior to commencement of development the developer shallb) bt
BR StormPlanning Authority for written agreement a Stage 2 - Detailed

Water Audit

;tormwater AuditUpon Completion of the development, a Stage 3 (&nWC)

to demonstrate Sustainable Urban Drainage Systea.rnl have been installed

pXisconnections or damageand are working as designed and that there ha:

bn, shall be submitted to theto storm water drainage infrastructure duri1

planning authority for written agreerneBt

d) A maintenance policy to incluLehJlar operational inspection and maintenance

@n infrastructure and the fuel interceptorsof the Sustainable Urban DrairBa

shall be submitted to and Fng with the Planning Authority prior to the

£and shall be implemented in accordance withoccupation of proposeg

that agreement.

Reason: IUhbnter}sTof public health and surface water management

V6ting shall be provided in accordance with a scheme, which shall
13

lting along pedestrian routes through open spaces, details of which shallncl

be subZitted to, and agreed in writing with, the planning authority prior to

commencement of development or installation of lighting. Such lighting shall be

provided prior to the making available for occupation of any unit.

Reason: in the interests of amenity and public safety.
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1 1. 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 existing over ground

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

Reason: In the interests of visual and residential amenity

15 The site shall be landscaped and earthworks carried out in acc9

the detailed comprehensive scheme of landscaping, including the fab

Management and Maintenance Plan, which accompanied the bm itted

unless otherwise agreed in writing with, the planning autho#

commencement of development

The landscape scheme shall be implemented fully kth© Panting season

following completion of the development, and al)(tre\okhrubs that die or are

removed within three years of planting shal d in the first planting season

)f the apartments are madethereafter. This work shall be completed bI

available for occupation

Reason: in the interest of resil li visual amenity

The managel hXntenance of the proposed development following its

completion shallb FZnsibitity of a legally-constituted management companySA management&che [roviding adequate measures for the future maintenance of

£ads and communal areas shall be submitted to, and agreed inpubli

Inning authority prior to occupation of the development.writ

16

ReasorYTo provide for the satisfactory future maintenance of this development in

the interest of residential amenity

17. (a) A plan containing details for the management of waste (and, in particular,

recyclable 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 apartment shall be
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submitted to, and agreed in writing with, the planning authority not later than 6 [

months from the date of commencement of the development. Thereafter, the waste

shall be managed in accordance with the agreed plan.

(b) This plan shall provide for secure communal bin stores for the development, the

locations and designs of which shall be included in the details to be submitted.

Reason: in the interest of residential amenity, and to ensure the provision of

adequate refuse storage

Trees to be removed on site shall be felled in late summe18 rLISide

bird nesting season and winter (bat hibernation). Any disturbal site

shall be in a manner to be agreed in writing with the planni AS ’on the advice

of a qualified ecologist. Any envisaged destruction of lcH©Jbuildings or
removal of trees that support bat populatiol But only under licence,hall

from the National Parks and Wildlife Servi lny such licence shall be

submitted to the planning authority

Reason: in the interest of nature CQD3Ration

19 The developer shall preservation, recording and protection of
Irl;archaeological £that may exist within the site. In this regard, the

developer shal

a) notify the rriting at least four weeks prior to the

(including hydrological and geotechnicalcomrnerlceQ

investig ®€ng to the proposed developmentf)

uitably-qualified archaeologist who shall monitor all site

s and other excavation works, and

arrangements, acceptable to the planning authority, for the recording

and for the removal of any archaeological material which the authority considers

appropriate to remove.

In default of agreement on any of these requirements, the matter shall be referred to

An Bord Pleanala for determination

Reason: in order to conserve the archaeological heritage of the site and to secure

the preservation and protection of any remains that may exist within the site.
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20. Construction and demolition waste shall be managed in accordance with a

construction waste and demolition management plan, which shall be submitted to,

and agreed in writing with, the planning authority prior to commencement of

development. This plan shall be 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 Government in July 2006. The plan shall include details of waste

generated during site clearance and construction phases, and details

and locations to be employed for the prevention, minimisation,

of this material in accordance with the provision of the Waste

the Region in which the site is situated.

(

Reason: In the interest of sustainable waste man

The construction of the developmel laged in accordance with a21

Construction Environmental Management lall be submitted to, and

Ity prior to commencement ofagreed in writing with, the planning aul

&M of intended construction practice for thedevelopment. This plan shall

development, including

compound(s), including areas identified for theLocation of the sitea i

storage of constructi

#struction site offices and staff facilitiesb) Location of a,

fencing and hoardingsDetails of IteC

car parking facilities for site workers during the course ofd) DetaJl '0

cons

ItrCction Traffic Management Plan providing details of the timing ande)

routing Xonstruction traffic to and from the construction site and associated

directional signage, to include proposals to facilitate the delivery of abnormal loads to

the site

D Measures to obviate queuing of construction traffic on the adjoining road

network;

g) Measures to prevent the spillage or deposit of clay, rubble or other debris on the

public road network;
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h) Alternative arrangements to be put in place for pedestrians, cyclists and
(

vehicles in the case of the closure of any public road or footpath during the course of

site development works

Details of appropriate measures to mitigate vibration from construction activity in

accordance with BS6472: 1992 Guide to Evaluation of Human Exposure to Vibration

n Buildings (1 Hz to 80Hz) and BS7385: Part 2 1990: Evaluation and Measurement

for Vibration in Buildings - Guide to Damage Levels from Ground-Borne Vibration

and for the monitoring of such levels

Details of appropriate mitigation measures for noise and dust, and a rof

such levels

Containment of all construction-related fuel and oil withink) ,Xstructed

bLInds to ensure that fuel spillages are fully contained. Su: III be roofed

to exclude rainwater

Off-site disposal of construction/demolition waRe Nils of how it is

proposed to manage excavated soil

foIted such that no silt or otherm) Means to ensure that surface water

pollutants enter local surface water s

is are being undertaken in accordance withA record of daily checksn

the Construction Environmen' Ent Plan shall be kept for inspection by the

planning authority

Reason : In the intl £ities, public health and safety

e)t£nd building works shall be carried out only between the

60 Mondays to Saturdays inclusive, and not at all on Sundays

Deviation from these times will only be allowed in exceptional

re proposals have been submitted and agreed in writing with the

Reason: in order to safeguard the residential amenities of property in the vicinity.
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1 3. Prior to commencement of development, the applicant or other person with an

interest in the land to which the application relates shall enter into an 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 secti9

applies) may be referred by the planning authority or any other prospeS@

the agreement to An Bord Pleanala for determination

Reason: To comply with the requirements of Part V of th

Development Act 2000, as amended, and of the housing

plan of the area

£per shall lodge with the24. Prior to commencement of developmel

ince company, or other securityplanning authority a cash deposit, a borLd ol

to secure the provision and satisfactorArnpIetion and maintenance until taken in

gcharge by the local authority of JrlaTE Rths, watermains, drains, public open

nection with the development, coupled withspace and other services regui
lority to apply such security or part thereof toan agreement empowel

Xntenance of any part of the development. Thethe satisfactory com gd

6ty shall be as agreed between the planning authorityform and amountJfI

[efault of agreement, shall be referred to An Bord Pleanalaand the develo FLr or

for dete a
b ensure the satisfactory completion and maintenance of theRed

developXnt until taken in charge
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25. The developer shall 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 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

eapplicable indexation provisions of the Scheme at the time of pa:

application of the terms of the Scheme shall be agreed betw

authority and the developer or, in default of such agreem

referred to An Bord Pleanala to determine the proper ap
Scheme

1Rt e a s o n : I t i s a r e q u i r e nr1 e n t o f t h e P I a n ning and EWe INk ct 2000 las
in &.aaance with theamended, that a condition requiring a contribu1

Development Contribution Scheme made dI 48 of the Act be applied to

the permission

Board Member Date: 22/12/2021
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