An

Bord , Board Direction
Pleanala BD-010006-22
ABP-311616-21

The submissions on this file and the Inspector's report were considere
meeting held on 11/02/2022.

The Board decided fo grant permission generally in accordafice wi e Inspector's
recommendation, for the following reasons and considegation subject to the

following conditions.

Reasons and Considerations

In coming to its decision, the Board haregard (o the following:

(&) The location of the site on la zoning objective for Residential

@ jective provisions in the South Dublin
Plan 2016-2022 in respect of residential

development and the pol
County Council De

development;

(b) The naturgr®eal design of the proposed development which is consistent
with t visighs of the South Dublin County Council Development Plan
20 nd appendices contained therein;

W ovisions of Rebuilding Ireland Action Plan for Housing and

felessness 2016:
(d) The provisions of Project Ireland 2040 Nationa! Planning Framework;

(e} The provisions of the Urban Development and Building Heights Guidelines for
Planning Authorities, issued by the Department of Housing, Planning and Local

Government in December 2013;
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(f)

(9)

(h)

(i)

0)

(k)
()
(m)

(n)

(0)
(%)

The provisions of 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;

The provisions of the Sustainable Urban Housing: Design Standards for New
Apartments, Guidelines for Planning Authorities issued by the Department of

o

Housing, Planning and Local Government in December 2020;

The provisions of the Design Manual for Urban Roads and Streets (D

issued by the Department of Transport, Tourism and Sport and
of the Environment, Community and Local Government in

amended;

The provisions of the Eastern and Midland Regional ASSemflly Regional Spatial
and Economic Strategy 2019-2031;

The provisions of Housing for All, A New

Department of Housing, Local Gover @*
(

(e rarm®»0f social and transport infrastructure,

n for Ireland issued by the

eritage September 2021;

The availability in the area of a

The pattern of existing and pe evelopment in the area, and

The Chief Executlve s R

County Council,

supporting technical reports of South Dublin

The comme the South Dublin County Council, Rathfarnham Area

Commlt
s and observations received,

ng Inspectors report.
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Appropriate Assessment Screening

The Board completed an 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 suitably zoned and adequately serviced urban site, 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 v
development in the vicinity, the proposed development would not be |j /e a
significant effect on any European site in view of the conservation sbie

sites.
Environmental Impact Assessment Screening

The Board completed an environmental impact aésess screening of the
proposed development and considered that mefimental impact Assessment
Screening Report submitted by the applica ontains the information set out

Schedule 7A to the Planning and Devéldoment Regulations 2001 (as amended),

identifies and describes adequate irect, indirect, secondary and cumulative

effects of the proposed devel the environment.

Having regard to:

d scple of the proposed development, which is below the threshold

lass 10(b)(iv) and Class 13 of Part 2 of Schedule 5 of the Planning

2001, as amended,
 The location of the site on lands governed by zoning objective RES, ‘To protect
and/or improve residential amenity’, in the South Dublin County Council

Development Plan 2016-2022, and the results of the strategic environmental
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assessment of the South Dublin County Council Development Plan undertaken in
accordance with the SEA Directive (2001/42/EC),

e The greenfield nature of the site and pattern of development in the surrounding
area,

« The planning history relating to the site,

o The availability of mains water and wastewater services to serve the proposed
development,

« The location of the development outside of any sensitive location s ie
article 299(C)(1)(v) of the Planning and Development Regulati

amended),

« The guidance set out in the “Environmental Impact Ass t f£1A) Guidance
for Consent Authorities regarding Sub-threshold De t”, issued by the
Department of the Environment, Heritage angrLoc ernment (2003),

o The criteria set out in Schedule 7 of the i d Development Regulations
2001 (as amended), and

o The features and measures proposed by applicant envisaged io avoid or prevent

what might otherwise be sigmifigaM effects on the environment.

%&;ﬂ evelopment would not be likely to have significant
nd that the preparation and submission of an

s¥essment report would not, therefore, be required.

it is considered that th

effects on the envi

environmentaCa)

S Proper Planning and Sustainable Development:

the prdposed development would constitute an acceptable residential density at this

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

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, as well as in terms of traffic and pedestrian safety and
convenience. The proposal would, subject to conditions, provide an acceptable form

of residential amenity for future occupants.
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The Board considered that the proposed development is, apart from the building
height parameters, broadly compliant with the current South Dublin County Council
Development Plan 2016 - 2022 and would therefore be in accordance with the

proper planning and sustainable development of the area.

The Board considers that, while a grant of permission for the proposed Strateed

Development Plan 2016-2022 would be justified for the reasons and
considerations:
* With regard to S.37(2)(b)(i), the proposed deug

&

enancies Act 2016 and delivers on

t is in accordance with the

definition of Strategic Housing Developme btput in section 3 of the Planning

and Development (Housing) and Resf
the Government’s policy to increa ™y of housing from its current under-
supply as set out in Rebuilding @ ction Plan for Housing and Homelessness
issued in July 2016.

» With regard to S.37( xe proposed development in terms of height is in

accordance with 5%’ icy as set out in the National Planning Framework,
specifically NP 13 and NPO 35, and is in compliance with the Urban Development
and Builda uidelines, in particular SPPR3.

Coi %

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 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
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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 Pleanala for determination.
Reason: In the interest of clarity.

2. The number of residential units permitted by this grant of permission is 131
number in the form of:

+ 110 number apartments and duplexes in the form of 29 number o ed
number two-bed and 20 number three-bed units.

. 21 number houses in the form of one number three-bed, eigve er four-

bed and nine number five-bed.

Reason: In the interest of clarity. v

3. The proposed development shali be a ollows:
(a) Apartment Type F1, unit numbers 33, , shall be provided with a
suitable window in the eastern elevatio™\n order to provide for dual aspect units.

(b) The private amenity spaceig lex C2 unit number 11 shall be increased to

be a minimum of seven squaig ps’floor area.

Revised drawings showing
and agreed in writi %
works on site &’

Reason4ln ifierest of residential amenity.

phance with these requirements shall be submitted to

lanning authority prior to the commencement of

4. s of the first occupier and opening hours of the retail and creche units
shall b€ submitted to, and agreed in writing with, the planning authority prior to first

occupation of these units.

Reason: In interest of clarity.
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2. Details of all security shuttering, external shopfronts, lighting, and signage shall
be as submitted to An Bord Pleanala with this application unless otherwise submitted
to, and agreed in writing with, the planning authority prior to occupation of the

commercial and retail unit.

Reason: In the interests of the amenities of the area and visual amenity.

authority prior to the commencement of development:
(@) Allentrance doors in the external envelope shall be tigh® fithng and self-
closing.

(b) Noise attenuators shall be fitted to any opegingsYeqifed for ventilation or air

conditioning purposes. @

Reason: In the interest of residential 4M\enity.
7. Details of the materials, ca textures of all the external finishes to the
proposed building shall be madiled with the application, unless otherwise

agreed in writing with, g authority prior to commencement of
development. In eement the matter(s) in dispute shall be referred to An

Bord Pleanala thr det nation.

Reasoug,In¥ge Mterest of visual amenity.
8. Pri;o commencement of development, the developer shall provide the

following:

The appointment of a conservation expert, who shall manage, monitor and
implement works on the site and ensure adequate protection of the historic fabric
during those works.

All repair or restoration works shall be carried out in accordance with best

conservation practice as detailed in the application and the “Architectural Heritage
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Protection Guidelines for Planning Authorities” (Department of Arts, Heritage and the
Gaeltacht, 2011). The repair or restoration work shall retain the maximum amount

possible of surviving historic fabric in-situ.

Reason: To secure the protection of stone walls of local importance.

9. No additional development shall take place above roof parapet level of the

apartment units, including lift motor enclosures, air handling equipment, stogé

tanks, ducts or other external plant, telecommunication aerials, antenn r

equipment, unless authorised by a further grant of planning permissgi

Reason: To protect the residential amenities of property inifi® viclily‘and the visual

' geme and associated

, the planning authority prior

amenities of the area.

10. Proposals for a development hame and n
signage shall be submitted to, and agreed iz”

duch names and numbering shall

Reason: In the interest i iy.

11. Public lighting r%r vided in accordance with a scheme, which shall
include lightin n@pe®SStrian routes through the communal open spaces, details

of which shallbe subnfitted to, and agreed in writing with, the planning authority prior
0

to commgn f development or installation of lighting. Such lighting shall be
Proy 0 the making available for occupation of any residential unit.
Reasoh: In the interests of amenity and public safety.

12. 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.
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Aeason: In the interests of visual and residential amenity.

13. (a) The road network serving the proposed development, including turning
bays, junction with the public road, parking areas, footpaths and kerbs, access road
to the service area and the basement car park shall be in accordance with the
detailed construction standards of the planning authority for such works. In defauit of
agreement the matter(s) in dispute shall be referred to An Bord Pleanala for

determination.
(b) The pedestrian and cycle link between the subject site and Sprinng )
b

provided in the form detailed in the application. Retractable bollard

provided and full details of how these are managed and controllgd s ubmitted
to and agreed in writing with the planning authority prior to t ement of
development. Access over this link shall be limited to pede n gnd cyclists, and

for emergency use only. Any change in this shall b u% planning
application.

Reason: In the interest of amenity and of t@pedestrian safety.

14. (a) The car parking facjlities hereby permitted shall be reserved solely to

serve the proposed developm car parking spaces shall be assighed

permanently for the resi elopment and shall be reserved solely for that

purpose. These resi es shall not be utilised for any other purpose,

including for use i a ffon with any other uses of the development hereby

permitted, unlegs thesubject of a separate grant of planning permission.

(b) Priogdo pation of the development, a Parking Management Plan shall
be pr e development and shall be submitted to and agreed in writing with
the p authority.

Reason: To ensure that adequate parking facilities are permanently available to

serve the proposed residential units and the remaining development.
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15.  All car parking spaces in the basement car park and a minimum of 10% of all
other car parking spaces shall be provided with functioning electric vehicle charging
stations or points, and ducting shall be provided for all remaining car parking spaces,
including in-curtilage spaces, facilitating the installation of electric vehicle charging
points or stations at a later date. Such proposals shall be submitted and agreed in
writing with the planning authority prior to the occupation of the development. The
car parking space for sole use of the car sharing club shall also be provided with

functioning electric vehicle charging stations or points.

Reason: To provide for and or future proof the development such cilitate

the use of electric vehicles.

16. Electric charging facilities shall be provided for bicycle parkipy and proposals
shall be submitted to and agreed in writing with the glan thority prior to the
occupation of the development.

Reason: In the interests of orderly develop provide for and future proof
the development as would facilitate the use@ bicycles.

17. (a) A total of 288 number bic
the site. Details of the layout, magki

spaces shall be as submitted @
otherwise agreed in writi N e planning authority prior to commencement of
development. %

{b) All outdoor i ing areas shall be provided with suitable covers/ roofing
to protect the @ om the rain.

| nd particulars showing compliance with these requirements shall be

e parking spaces shall be provided within
demarcation and security provisions for these

ofd Pleanala with this application, unless

o, and agreed in writing with, the Planning Authority prior to the

commencement of development on site.

Reason: To ensure that adequate bicycle parking provision is available to serve the

proposed development, in the interest of sustainable transportation.
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18. Prior to the opening or occupation of the development, an updated Mobility
Management Strategy 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, occupants, staff employed in the
development and to reduce and regulate the extent of parking. Full regard to be had
to any changes in public transport provision in the area including the implementation
of BusConnects in the area. The mobility strategy shall be prepared and
implemented by the management company for all units within the develop

Reason: In the interest of encouraging the use of sustainable mod nyport.

19. (a) Drainage arrangements including the attenuatiganNgisfiosal of
surface water, shall comply with the requirements of the plarifiing Authority for such

works and services.

(b) A suitable set back from an existing 600 diameter pipe, that crosses
the site, and appropriate protection measur e provided for. Full details
shall be submitted to, and for the writt greement, of the planning authority prior to

the commencement of development’

Reason: In the interest ;;@h and surface water management

20. Prior to comme of development, the developer shall enter into water

and or wastewdter c ction agreement(s) with Irish Water.

Reas iterest of public health.

21. The’site shall be landscaped in accordance with the detailed comprehensive
scheme of landscaping, which accompanied the application submitted, unless
otherwise agreed in writing with, the planning authority prior to commencement of

development.

Reason: In the interest of residential and visual amenity.
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22. (a) The communal open spaces, including hard and soff landscaping, car
parking areas and access ways, communal refuse and bin storage, and all areas not
intended to be taken in charge by the local authority, shall be maintained by a legally
constituted management company.

(b} Details of the management company contract and plans and particulars
describing the parts of the development for which the company would have
responsibility, shall be submitted to, and agreed in writing with, the plannin ity

before any of the residential units are made available for occupation.

Reason: To provide for the satisfactory future maintenance of jiis ment in

the interest of residential amenity.

23. (a) A plan containing details for the man envaste and, in
particular, recyclable materials within the deveiaﬁin uding the provision of
facilities for the storage, separation and col waste and, in particular,
recyclable materials and for the ongoing o these facilities for each

apartment unit shall be submitted to, are agreed in writing with, the planning

authority not later than six month the date of commencement of the

siall be managed in accordance with the

development. Thereafter, t

agreed plan. &

(b} This plan shall : screened communal bin stores, the locations and
designs of whic % cluded in the details to be submitted.

(c) This planfghall prdvide for screened bin stores, which shall accommodate not

less tha;@e; dard sized wheeled bins within the curtilage of each house plot.
Rea

n the interests of residential amenity, and to ensure the provision of

adequate refuse storage.

24. 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 ptior 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
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Jemolition Projects”, published by the Department of the Environment, Heritage and
|.ocal Government in July 2006. The plan 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 in accordance with the provision of the Waste Management Plan for

the Region in which the siie is situated.

Reason: In the interest of sustainable waste management.

25. The construction of the development shall be managed in acc

(a) Location of the site and materials compou inclding area(s) identified for
the storage of construction refuse;
(b) Location of areas for construction gite staff facilities;

(c) Details of site security fencing rdings;

(d) Details of on-site car parki cifities for site workers during the course of
construction;

(e) Details of the timin uting of construction traffic to and from the

construction site angra directional signage, to include proposals to facilitate

the delivery of r ds to the site;

(HH) Measu s%ate gueuing of construction traffic on the adjoining road
network;
(g) fMean o prevent the spillage or deposit of clay, rubble or other debris on the
publi network;

(h) Alternative arrangements to be put in place for pedestrians and vehicles in the
case of the closure of any public road or footpath during the course of site
development works;

() Details of appropriate mitigation measures for noise, dust and vibration, and

monitoring of such levels;
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() Containment of all construction-related fuel and oil within specially constructed
bunds to ensure that fuel spillages are fully contained. Such bunds shall be roofed
to exclude rainwater;

(k) Off-site disposal of construction/demolition waste and details of how it is
proposed to manage excavated soil;

() Means to ensure that surface water run-off is controlled such that no silt or other

O

the Construction Management Plan shall be kept for inspection by theglannin8

pollutants enter local surface water sewers or drains.

(m) A record of daily checks that the works are being undertaken in accos

authority.

Reason: In the interest of amenities, public health and safety:
26. Site development and building works shall be car U between the

hours of 0700 to 1900 Mondays to Saturdays incl

and public holidays. Deviation from these tim ill only be allowed in exceptional

circumstances where prior written approvan received from the planning
authority. (/

Reason: In order to safeguam@ idential amenities of property in the vicinity.

e, a0d Not at all on Sundays

27. Prior to commen evelopment, the applicant or other person with an

interest in the land h Jhe application relates shall enter into an agreement in

writing with th ningduthority in relation to the provision of housing in

accordan the Jequirements of section 94(4) and section 96(2) and (3) (Part V)
of the P. nd Development Act 2000, as amended, unless an exemption

cerj X

date of this order, the matter in dispute (other than a matter to which section 96(7)

have been applied for and been granted under section 97 of the Act,

d. Where such an agreement is not reached within eight weeks from the

applies) may be referred by the planning authority or any other prospective party to

the agreement 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.
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28. Prior to the commencement of the development as permitted, the applicant or
any person with an interest in the land shall enter into an agreement with the
planning authority such agreement must specify the number and location of each
housing unit, pursuant to section 47 of the Planning and Development Act 2000, as
amended, that restricts all house and duplex units permitted to first occupation by
individual purchasers i.e. those not being a corporate entity, and or by those eligible

for the occupation of social and or affordable housing, including cost rental

Reason: To restrict new housing development to use by persons of u
class or description in order to ensure an adequate choice and plsagf sing,

including affordable housing, in the common good.

29. Prior to commencement of development, the d elc%ell lodge with the
planning authority a cash deposit, a bond of an iggurarse #6mpany, or other security

to secure the provision and satisfactory com aintenance until taken in
charge by the local authority of roads, footp rmains, drains, public open

space and other services required in coMgection with the development, coupled with

and amount of the securi

the developer or, in de reement, shall be referred to An Bord Pleanala for

determination.

Reason: o €n e satisfactory completion and maintenance of the development

until it rge.
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30. 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

Scheme.

Reason: ltis a requirement of the Planning an@ ent Act 2000, as
amended, that a condition requiring a contr; I cordance with the
Development Contribution Scheme made ion 48 of the Act be applied to

the permission.

Date: 11/02/2022
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