An

Bord Board Direction
Pleanala BD-009509-21
ABP-310901-21

The submissions on this file and the Inspector's report were considered at a Board
meeting held on 24/11/2021.

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 ‘RS’ zoning which applies to the site under the Fingal County

Development Plan 2017-2023, under which residential development is permissible,
together with the nature and scale of the proposed development and the pattern of
development in the vicinity, it is considered that, subject to compliance with the
conditions below, the proposed development would be in keeping with the character
of the area, would not seriously injure the visual amenities of the area or the character
of the surrounding architectural conservation area and would therefore be in

accordance with the proper planning and sustainable development of the area.

Stage 1 Appropriate Assessment Screening.

fn completing the screening for Appropriate Assessment, the Board accepted and
adopted the screening assessment and conclusion carried out in the Inspector's
report in respect of the identification of the European sites which could potentially be
affected, and the identification and assessment of the potential likely significant
effects of the proposed development, either individually or in combination with other
plans or projects, on these European sites in view of the site’s Conservation

Objectives. The Board was satisfied that the proposed development, either
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individually or in combination with other plans or projects, would not be likely to have
a significant effect on any other European sites, in view of the site’s Conservation
Objectives other than the North Bull Island SPA (Site Code 004006) and North
Dublin Bay SAC (Site Code 000206) which are the European sites for which there is
a likelihood of significant effects.

Stage 2 Appropriate Assessment

The Board agreed with the screening assessment and conclusion carried out in the
Inspector’s report that the North Bull island SPA (Site Code 004006) and North
Dublin Bay SAC (Site Code 0002086) are the European sites for which there is a
likelihood of significant effects.

The Board considered the Natura Impact Statement and all other relevant
submissions and carried out an Appropriate Assessment of the implications of the
proposed development for nearby European Sites in view of the site’s Conservation
Obijectives North Bull Island SPA (Site Code 004006) and North Dublin Bay SAC
(Site Code 000206). The Board considered that the information before it was

adequate to allow the carrying out of an Appropriate Assessment.

In completing the assessment, the Board considered, in particular, the

i) likely direct and indirect impacts arising from the proposed development both
individually or in combination with other plans or projects,

i) mitigation measures which are included as part of the current proposal,

iif} Conservation Objectives for these European Sites,

In completing the Appropriate Assessment, the Board accepted and adopted the
Appropriate Assessment carried out in the Inspector’s report in respect of the
potential effects of the proposed development on the aforementioned European Site

having regard to the site’s Conservation Objectives.
In the overall conclusion, the Board was satisfied that the proposed development

would not adversely affect the integrity of European sites in view of the site’s
conversation objectives.
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Conditions

1

The development shall be carried out and completed in accordance with the
plans and particulars lodged with the application, as amended by additional
information submitted on 315t May 2021, 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 and the development shall be carried out

and completed in accordance with the agreed particulars.
Reason: In the interest of clarity.
The development shall be amended as follows: -

¢ The proposed timber railing along the front (north) boundary wall shall
be omitted.

s The proposed sea wall shall incorporate a textured finish (i.e. board

marked concrete or similar).

¢ The sea wall shall be re-sited further north, in order to ensure that a silt
fence can be provided on its seaward side and within the application

site boundary.

Prior to the commencement of development, revised drawings shall be
submitted for the written agreement of the Planning Authority, which reflect

these amendments.

Reason: In the interests of visual amenity and to ensure protection of the

conservation status of adjacent European sites

Mitigation measures outlined in the Natura Impact Statement prepared by

NM Ecology shall be implemented in full.

Reason: In the interest of protection of the conservation status of adjacent

FEuropean sites.

The construction of the development shall be managed in accordance with

a site specific detailed Construction Environmental Management Plan,

ABP-310901-21 Board Direction Page 3 of 6



which shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. This plan shall
incorporate all mitigation measures indicated in the Natura Impact
Statement, and shall provide details of intended construction practice for
the development, including noise management measures and off-site
disposal of construction/demolition waste.

Reason: In the interests of nature conservation, public safety and

residential amenity.

5. All construction work and materials/equipment storage shall be contained
within the application site and no construction activity or storage shall take
place on the seaward side of the proposed seawall.

Reason: In the interest of protection of the conservation status of adjacent

Eurcopean sites.

6. The construction of the development shall be managed in accordance with
a Construction 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 include details of intended construction
practice, noise management measures, parking proposals for construction

workers on the site and storage of materials and waste within the site.

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

7. Water supply and drainage arrangements shall comply with the requirements
of the planning authority for such works and services, details of which shall

be agreed in writing prior to the commencement of development.
Reason: In the interest of public health.

8. The design and layout of the access to the site from Dublin Road, including
visibility splays, shall comply with the requirements of the planning
authority, details of which shall be agreed in writing prior to the

commencement of development.

Reason: In the interest of road safety.
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9. Allservice cables associated with the proposed development (such as
electrical, communal television, telephone and public lighting cables) shall

be run underground within the site.

Reason: In the interests of orderly development and the visual amenities of

the area.

10. No additional development shall take place above roof parapet level,
including lift motor enclosures, air handling equipment, storage tanks, ducts
or other external plant, telecommunication aerials, antennas or equipment,

unless authorised by a further grant of planning permission.

- Reason: To protect the residential amenities of property in the vicinity and

the visual amenities of the area.

1. Prior to commencement of development, the developer shall enter into water

and/or wastewater connection agreement(s) with Irish Water.

Reason: In the interest of public health.

12 site development and building works shall be carried out only between the
hours of 0700 to 1900 Mondays to Fridays inclusive, between 0800 to 1400
hours on 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: [n order to safeguard the residential amenities of property in the
vicinity.

13. 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 applicable indexation

provisions of the Scheme at the time of payment. Details of the application
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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 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 MWL[L f‘ﬂ/ Date: 24/11/2021

ichelle Fagarf

Note: In not agreeing with the inspector’'s recommendation to omit the 2 storey
element and single storey link at the east end of the house, and to re-site the
proposed house further east, the Board considered that, the proposed development
represented a very high standard of architectural design in an area of varying
architectural styles and quality, the separation distances from boundaries are
acceptable, the modest scale of the proposed development which would read as a
series of forms would not appear as a single mass and would not have a material
impact on the open character of the area, would contribute to the positively to the
character of the area, therefore, this recommended condition would be unnecessary.
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