An

Bord Board Direction
Pleanala BD-010156-22
ABP-311826-21
The submissions on this file and the Inspector's report were consideggd rd
meeting held on 02/03/2022.
The Board decided to grant permission generally in accqrdan the Inspector's
recommendation, for the following reasons and consijger. nd subject to the

following conditions.

Reasons and Considerations %
in coming to its decision, the Board hagrrega following:

(a) The policies and objectives the Dun Laoghaire Rathdown County

Development Plan 201@
(b) The policies and mx out in the Goatstown Local Area Plan 2012 (as

extended {o 10 )s

{c} The Rebuildingylrelind Action Plan for Housing and Homelessness, 2016, and
Housin@ for Al <A New Housing Plan for Ireland, 2021,

(d) velopment and Building Heights, Guidelines for Planning Authorities,
d by the Department of Housing, Planning and Local Government in
ember 2018,

(e) The Pesign 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 2013, as amended, the
Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas, 2009
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{f) The Guidelines for Sustainable Residential Development 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,

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

Environment, Community and L.ocal Government in December 2020,

{(h) Architectural Heritage Protection — Guidelines for Planning Authoriti s
by the Department of Arts, Heritage and the Gaeltacht in October 2

() The Planning System and Flood Risk Management for Pla @ities
(including the associated Technical Appendices), issued(b artment of
the Environment, Heritage and Local Government i 09,

() The nature, scale and design of the proposed lo nt,

(k) The availability in the area of a range of sagial, unity and transport

infrastructure,

() The pattern of existing and permi

(m)The planning history of the sitg ahd within the area,

{n} The submissions and bns received,

(o) The report of the, %cutive of Dun Laoghaire Rathdown County
Council, and /X%

(p) The repoi of thg I@Spector

development in the area,

Appr: essment Screening

The Bo mpleted an Appropriate Assessment screening exercise in relation to
the potential effects of the proposed development on designated European sites,
taking into account the nature, and scale of the proposed development on serviced
lands, the nature of the receiving environment which comprises a built-up urban
area, the distances to the nearest European sites and the hydrological pathway
considerations, submissions on file, the information submitted as part of the
applicant's Appropriate Assessment Screening documentation and the Inspector's
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s3port. In completing the screening exercise, the Board agreed with and 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 and that a Stage 2 Appropriate Assessment is
not, therefore, required.

Environmental Impact Assessment

The Board completed an environmental impact assessment screening of

proposed development and considered the Environmental Impact As

effects of the proposed development on the environment. ing'regard to:

a) The nature and scale of the proposed devglopmegt, Mhich is below the

threshold in respect of Class 10(b)(iv) arfl 3 of Part 2 of Schedule 5 of
the Planning and Development Regu m' 001, as amended,
b} The location of the site on lands gbyerned by zoning objective A, which seeks
ntial amenity’ in the Dun Laoghaire Rathdown

to ‘protect and-or improvetesi
Development Plan 2016 ;

c) The existing us th@gite and pattern of development in surrounding area,

d) The planni& lating to the site,
e) The avijlabﬁij mains water and wastewater services to serve the proposed

d

_ ion of the development outside of any sensitive location specified in
le 299(C)(1)}{a)(v){l) of the Planning and Development Regulations 2001

as amended),

g} The guidance set out in the “Environmental Impact Assessment (EIA)
Guidance for Consent Authorities regarding Sub-threshold Development”,
issued by the Department of the Environment, Heritage and Local
Government (2003),
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h) The criteria set out in Schedule 7 of the Planning and Development
Regulations 2001 (as amended), and

i) The features and measures proposed by applicant envisaged to avoid or
prevent what might otherwise be significant effects on the environment,
including measures identified in the Construction and Demolition Waste
Management Plan,

it is considered that the proposed development would not be likely to have sig '
effects on the environment and that the preparation and submission of an ’
environmental impact assessment report would not, therefore, be r%@
Conclusions on Proper Planning and Sustainable Develop -

The Board considered that, subject to compliance with e? s set out below,
the proposed development would constitute an accgptable repidential density at this
location, would not seriously injure the resident; menities of the area or

of property in the vicinity, would be acceptabl@of urban design, height and
quantum of development, as well as in tefns of ic and pedestrian safety and
convenience. The proposal would, s»%onditions, provide an acceptable form
of residential amenity for future

The Board considered that d development is, apart from the building
height parameters, broafly nt with the current Dun Laoghaire Rathdown
County Developmenﬁ -2022 and Goatstown LAP 2012 would therefore be

er planning and sustainable development of the area.

at, while a grant of permission for the proposed Strategic
Housingegle ent would not materially contravene a zoning objective of the
lan, it would materially contravene the plan with respect to building
height lir}
37(2) of the Planning and Development Act 2000, as amended, the grant of

. The Board considers that, having regard to the provisions of section
permission in material contravention of the Dun Laoghaire Rathdown County

Development Plan 2016-2022 and Goatstown LAP 2012 would be justified for the
following reasons and considerations:
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With regard to S.37(2)(b)(i), the proposed development is in accordance with the
definition of Strategic Housing Development, as set out in section 3 of the Planning
and Development (Housing) and Residential Tenancies Act 2016. The application
site is located within the Goatstown area, which the LAP recognises has a limited
number of infill sites suitable for redevelopment The proposal would deliver 227
residential units in a compact urban form on an accessible and serviced urban
greenfield site, and has the potential to deliver on the Government's policy to
increase delivery of housing from its current under-supply as set out in Rebuijid:

Ireland Action Plan for Housing and Homelessness (July 2018), and Ho
~ A New Housing Plan for Ireland (2021).

o With regard to S.37(2)(b}{iii), the proposed development in t ight is in

accordance with national policy as set out in the National Plahnj rgmework,

specifically NPO 13 and NPO 35 and is in compliance wigh the on 38 guidance
a%&

Urban Development and Building Height Guideiir% r SPPR3.

ut and completed in accordance with

Conditions

1.  The development shall be
the plans and particulage

out and completed in accordance with the agreed
ars. In default of agreement the matter(s) in dispute shall be
erred to An Bord Pleanala for determination.

Reason: In the interest of clarity.

2. Mitigation and monitoring measures outlined in the plans and particulars
submitted with this application, including in the Ecological Impact
Assessment, shall be carried out in full, except where otherwise required
by conditions attached to this permission.
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Reason: In the interest of protecting the enviranment and in the interest
of public health.

3.  Prior to the commencement of any development works an updated
Japanese Knotweed Management Plan, including a program of
measures to eliminate alien invasive plant species, shall be submitted to
and agreed in writing with the planning authority prior to commencement

of development, which shall be agreed in writing with the planning
authority in consultation with the NPWS.
Reason: To ensure the control of an invasive alien plant speci %}
Japanese Knotweed and to protect biodiversity.
4. Prior to commencement of any works on site, revised detai be
submitted with regard to the following:
a. Full details of privacy screens betwee cog';s! of the
apartments.

b. Full details of wintergarden sy

¢. Full details of green roofs/pediurns to the buildings.

Revised drawings showing liance with these requirements shall be

ing with, the planning authority prior to

submitted to, and agree
commencement ent. In default of agreement, the matter(s) in
dispute shall d/o An Bord Pleanala for determination.

Reasonfth sts of proper planning and sustainable development
and egugrd the amenities of the area.
5. the commencement of development, the licence agreement

the developer and DLRCC to facilitate the provision of a

\

submitted to the planning authority. The exact road reservation line shall

struction Access Road to the Dublin Eastern By Pass Route shall be

be agreed and the road reservation line co-ordinates shall be marked on
site in consultation with the planning authority.

Reason: In the interests of proper planning and sustainable development
and to safeguard the amenities of the area.
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6.  Prior to the commencement of development, the developer shall insert a
foothpath on the western side of the access street Knockrabo Way, as
designed and permitted under D17A/1124.

Reason: In the interests of proper planning and sustainable development
and to safeguard the amenities of the area.

7. No residential units shall be made available for occupation prior o the
completion and opening of the development at Cedar Mount and its
childcare facility, unless the developer can demonstrate to the writtén
satisfaction of the planning authority that a childcare facility is
(at this time).

Reason: To ensure that childcare facilities are provided inW€sociation

with residential units, in the interest of residential a :

8. The proposed development shall not be gated to boundaries
and all routes shall be permanently accessible®

Reason: In the interest of permeabili feguard the amenities of
the area.

9. Details of the materials, col d textures of all the external finishes to

o

prior to commengengt of development. In default of agreement the
matter(s) in i%ﬂ | be referred to An Bord Pleanala for

interest of visual amenity.

as submitted with the application, unless
th, the planning authority/An Bord Pleanala

the proposed buildings

otherwise agreed inw

10. itional development shall take place above roof parapet level,
g lift motor enclosures, air handling equipment, storage tanks,
cts 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.
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11. Proposals for a development name and numbering scheme and
associated signage shall be submitted to, and agreed in writing with, the
planning authority prior to commencement of development. Thereafter,
all such names and numbering shall be provided in accordance with the
agreed scheme,

Reason: In the interest of urban legibility.

12. Comprehensive details of the proposed public lighting system to serve
the development shall be submitted to and agreed in writing with t

planning authority, prior to commencement of development/ing
the lighting. The agreed lighting system shall be fully impleggen
operational, before the proposed development is mad
t shall be

on of Lighting

occupation. The lighting scheme for the proposed dev
designed in accordance with guidance contained i
Professionals (ILP) (2018) Guidance Note (08/18\Balprand artificial
lighting in the UK, and signed off on by ap.e ist before submission to
the planning authority for its written aefore the

commencement of any works o

Reason: In the interest of ty and visual amenity and to

conserve bat species a a pgime of strict protection under the
Habitats Directive (9g/4 by avoiding unnecessary light pollution.

13. All service cablés cited with the proposed development (such as
electrical, EN ications and communal television) shall be located
undergnbund. (D{€ting shall be provided by the developer to facilitate the
pr adband infrastructure within the proposed development.

@ Yin the interests of visual and residential amenity.

a) Details of the bicycle parking space design, layout, access,
storage arrangement, marking demarcation, and security
provisions for bicycle spaces shall be submitted for the written
agreement of the planning authority prior to commencement of

development.
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(b} Electric charging facilities shall be provided for bicycle parking and
proposals shall be submitted to and agreed in writing with the
planning authority prior to the occupation of the development.

Reason: To ensure that adequate bicycle parking provision is available
to serve the proposed development, and in the interest of orderly
development and to provide for and future proof the development as
would facilitate the use of electric bicycles.

15. Revised drawings and details demonstrating that all items raised in
submitted Stage 1 Quality Audit (dated September 2021) have
adequately addressed shall be submitted for the written ag e 2
planning authority prior to the commencement of devel

Reason: in the interest of the proper planning and s

development of the area. v
16. A Quality Audit (which shall include a Rogtl Safety Xudit, Access Audit,

Cycle Audit and a Walking Audit) shali-eg isd out at Stage 2 for the
detailed design stage and at Stage Q@ 2 post construction stage. All
audits shall be carried out at t evelopers expense in accordance with
the Design Manual for Ur & Streets (DMURS) guidance and
TIl {Transport Infrastr d) standards. The independent audit
team(s) shall be oVaglip/writing by the Planning Authority and all
measures rec axby the Auditor shall be undertaken unless the
Planning or proves a departure in writing. The Stage 2 Audit
reportg’s A&Lﬂ:\mﬁ:ﬁsﬂd for the written agreement of the Planning

A rigr to the commencement of development.

ost. In the interest of the proper planning and sustainable
velopment of the area.

17.¢ The developer shall comply with all requirements of the planning
authority in relation to all works to be carried out on the public
road/footpath, and areas to be taken in charge. The internal street
network serving the proposed development, including tumning bays,
junctions, parking areas, footpaths and kerbs, vehicular entrances and
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basement/undercroft car park shall be in accordance with the detailed
construction standards of the planning authority for such works and
design standards outlined in DMURS. Provision for cyclists shali comply
with latest National Cycle Manual and Design Manual for Urban Roads
Streets (DMURS) issued by the Department of Transport, Tourism and
Sport and the Depariment of the Environment, Community and Local

Government in March 2019, as amended.
Reason: In the interest of the proper planning and sustainable Q
development of the area.

18. (a) The car parking facilities hereby permitted shall be res to
serve the proposed development. These residential spac ot be
utilised for any other purpose, with the exception ec are spaces,
unless the subject of a separate grant of planpifg p&MmisSion.

(b} Prior to the occupation of the develop a Gar and Cycle Parking
Management Plan shall be prepared @elopment and shall be
submitted to and agreed in writing with ning authority. This plan

shall provide for the perman tion of the designated residential
parking spaces and shallirmdjcate how these and other spaces within the
development shall bgrasgigned, segregated by use and how the car park

shall be continu ed.

Reason: To%:t t adequate parking facilities are permanently

vailablg'tose e proposed residential units and also to prevent
ina \ate commuter parking.

19, of 10% of all car parking spaces shall be provided with

ioning EV charging stations/points, and ducting shall be provided for
remaining car parking spaces, facilitating the installation of EV
charging points/stations at a later date. Where proposals relating to the
installation of EV ducting and charging stations/points have not been
submitted with the application, in accordance with the above noted
requirements, such proposals shall be submitted and agreed in writing
with the Planning Authority prior to the occupation of the development.
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Reason: To provide for and/or future proof the development such as
would facilitate the use of Electric Vehicles.

20. Prior to the opening or occupation of the development, a detailed 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 and staff employed in the development and to reduce and
regulate the extent of parking. The mobility strategy shall be prepar
and implemented by the management company for all units witlfn

development.

Reason: In the interest of encouraging the use of sustain des of
transport.

21. Drainage arrangements, including the atten tio%sposal of
surface water, shall comply with the requitemenis #f the planning
authority for such works and service i & commencement of
development the developer shall su Planning Authority for
written agreement a Stage 2 “Retailed Design Stage Stormwater Audit.

Upon completion of the d t, a Stage 3 Completion Stage
Stormwater Audit to Q that Sustainable Urban Drainage

Systems measuredhaWybesn installed, are working as designed, and
that there ha noytisconnections or damage to stormwater
drainage ifgastructure during construction, shall be submitted to the
plannifig duth for written agreement.

)

e interest of public health and surface water management.

i commencement of development, the developer shall enter into
ter and waste water connection agreements with trish Water.

Reason: In the interest of public health.

23. « Prior to the commencement of development, the developer shall
engage the services of a qualified arborist as an arboricultural
consultant for the entire period of construction activity.
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» The developer shall inform the planning authority in writing of the
appointment and name of the consultant prior to commencement
of development. The consuitant shall visit the site at minimum on
a monthly basis to ensure the implementation of all of the
recommendations in the tree reports and plans.

+ To ensure the protection of irees to be retained within the site, the
developer shall implement all the recommendations pertaining t
tree retention, tree protection and tree works, as detailed in

Arboricultural Method Statement and Tree Protection Pl
submitted Arboricultural Report. All works on retainegrtre
comply with proper arboricultural techniques co i
3998: 2010 Tree Work — Recommendations (or pdated).

+ The clearance of any vegetation includi tr% scrub shall be
carried out outside the bird-breedingGeasdy (¥st September and
the end of February inclusive) i ed under the Wildlife
Acts, 1976 and 2000. m

npost construction free survey on the

+ The arborist shall ca

condition of the retaigedwees. A completion certificate shall be

signed off by the @ when all permitied development works
are compl %l ine with the recommendations of the tree
report. T icate shall be submitted to Ddn Laoghaire-
Ratido nty Council's Parks and Landscape Services for
itten §gfeement upon completion of the works. The developer
S so be made aware of their obligations to constantly assess
survey the trees after construction because of the potential
impact and the age/condition of these trees as outlined in the tree

survey.

Reason: To ensure and give practical effect to the retention, protection
and sustainability of trees during and after construction of the permitted
development.
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24. A comprehensive boundary treatment and landscaping scheme shall be
submitted to and agreed in writing with the planning authority, prior to
commencement of development. This scheme shall include the following:

(a) details in relation to the interface of site services and trees to be

retained,
(b) details in relation to public furniturefoenches;

(c) details in relation to layout and design of play facilities and
equipment;

(d} proposed locations of trees at appropriate intervals a

landscape planting in the development, including

size, species and location of all vegetation, in
enhancement measures,

(e) details of a Landscape Management inténance Plan of
both communal residential and pytlgly adcessible areas to be

implemented during operatio elopment. All planting
shall be adequately protacted Wgh d®hage until established and

lants which die, are removed or

maintained thereafte
become seriously.s ed or diseased in the first 5 years of
planting, shall bg aced within the next planting season with

others of §imIE sIZE€ and species, unless otherwise agreed in

writi i anning authority. The boundary treatment and

| & shall be carried out in accordance with the agreed
e!

. In the interest of amenity, ecology and sustainable

vewpment.

257 Prior to commencement of development, all irees, groups of trees,
hedging and shrubs which are to be retained shall be enclosed within
stout fences not less than 1.5 metres in height. This protective fencing
shall enclose an area covered by the crown spread of the branches, or at
minimum a radius of two metres from the trunk of the tree or the centre of
the shrub, and to a distance of two metres on each side of the hedge for
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its full length, and shal! be maintained until the development has been
completed.

(b) No construction equipment, machinery or materials shall be brought
onto the site for the purpose of the development until ali the trees which
are to be retained have been protected by this fencing. No work is shall
be carried out within the area enclosed by the fencing and, in particular,
there shall be no parking of vehicles, placing of site huts, storage
compounds or topsoil heaps, storage of oil, chemicals or other
substances, and no lighting of fires, over the root spread of any
retained.

(c) Excavations in preparation for foundations and draigag@andall
works above ground level in the immediate vicinity of réposed to
be retained, as submitted with the application, sha d out under
the supervision of a specialist arborist, in a mdhoer ¥atWill ensure that
all major roots are protected and all bran are fetained.

(d) No trench, embankment or pipe r@ ocated within three
metres of any trees which are to be re the site, unless by prior

agreement with a specialist

Reason: To protect trees-apd
the interest of visual @

26. The developers e the archaeological appraisal of the site and

nting during the construction period in

preservation, recording and protection of

archaeo ials or features which may exist within the site. In
this r. , thg developer shall:
( ifyhe planning authority in writing at least four weeks prior to the

. cement of any site operation (including hydrological and
% echnical investigations) relating to the proposed development, and
D) 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;

(i) the nature and location of archaeological material on the site, and
(ii) the impact of the proposed development on such archaeological
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material.

A report, containing the results of the assessment, shall be submitted to
the planning authority and, arising from this assessment, the developer
shall agree in writing with the planning authority details regarding any
further archaeological requirements (including, if necessary,
archaeological excavation) prior to commencement of construction
WOorks.

In default of agreement on any of these requirements, the matter shall
referred to An Bord Pleanala for determination. |
Reason: In order to conserve the archaeological heritage of fhe d
to secure the preservation (in-situ or by record) and protagtio
archaeological remains that may exist within the site

27. Prior to commencement of development, the de e Il lodge with
the planning authority a cash deposit, a bona{of alinstirance company

trees on the site or thg @
removed or be #sly damaged or diseased within a period of

stantial completion of the development with

three years fr

§ar'eizé and species. The form and amount of the security
réed between the planning authority and the developer or,
agreement, shall be referred to An Bord Pleandla for

ation.
ason: To secure the protection of the trees on the site.

28.7 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 shall be submitted to, and agreed in writing with, the planning
authority not fater than six months from the date of commencement of
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the development. Thereafter, the waste shall be managed in accordance
with the agreed plan.

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

29. 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 Preparati

minimisation, recovery and disposal of h in accordance with

Reason: In the interest of wasie management.
30. The construction of the nt shall be managed in accordance
with a Constructio % 6nmental Management Plan, which shali be
n writing with, the Planning Authority prior to

submitted to, a
commenc N elopment. This plan shall provide details of
! onx |

the provision of the Waste Managem for the Region in which the

site is situated.

intended ¢ on practice for the development, including a detailed
tra ent plan, hours of working, environmental nuisance
medgureg’including noise and dust management measures and off-site

osal of construction/demolition waste.
reason: In the interests of public safety and residential amenity.

31. 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

ABP-311826-21 Board Direction Page 16 of 18



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.

32. The management and maintenance of the proposed development
following its completion shall be the responsibility of a legally constituted

management company. A management scheme providing adequate
measures for the future maintenance of public open spaces, roa

communal areas shall be submitted to, and agreed in writing
planning authority prior to the commencement of developpe

Reason: To provide for the satisfactory future maint !
development in the interest of residential ameni

33. Prior to commencement of development, th ve r or other person

with an interest in the land to which the icatign relates shall enter into
an agreement in writing with the pla ority in relation to the

provision of housing in accordance W ane% equirements of section 84(4)
and section 96(2) and (3} (B
2000, as amended, unlpesgan’exemption certificate shall have been

o3
Where such an agré@guent Is not reached within eight weeks from the
date of this % atter in dispute (other than a matter to which

sectio s) may be referred by the planning authority or any

n
other G:?t‘ e party to the agreement to An Bord Pleanala for
termi n.

n: To comply with the requirements of Part V of the Planning and

f the Planning and Development Act

applied for and bee nder section 97 of the Act, as amended.

velopment Act 2000, as amended, and of the housing strategy in the
deveiopment plan of the area.

34. Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company,
or other security to secure the reinstatement of public roads which may
be damaged by the transport of materials to the site, to secure the
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provision and satisfactory completion of roads, footpaths, watermains,
drains, open space and other services required in connection with the
development, coupled with an agreement empowering the local authority
to apply such security or part thereof to the satisfactory completion of any
part of the development. The form and amount of the security shall be as
agreed between the planning authority and the developer or, in default of
agreement, shall be referred to An Bord Pleandla for determination.

Reason: To ensure the satisfactory completion of the developmen

35. The developer shall pay to the planning authority a financial rib B
in respect of public infrastructure and facilities benefiting in
the area of the planning authority that is provided or i te
provided by or on behalf of the authority in accordggce wi e terms of

the Development Contribution Scheme made Mhde n 48 of the
Planning and Development Act 2000, as z@ e contribution shall
be paid prior to commencement of de r in such phased
payments as the planning authority m@e and shali be subject to

s of the Scheme at the time of

any applicable indexation provisi
payment. Details of the appli he terms of the Scheme shall be
agreed between the pla @ utfority and the developer or, in default of

such agreement, t attésefiall be referred to An Bord Pleanala to
determine the pfo plication of the terms of the Scheme.

Reason: ement of the Planning and Development Act 2000,

as amefided, a condition requiring a contribution in accordance with

t v ent Contribution Scheme made under section 48 of the Act

ligd to the permission.

Mighelle Fag

Board Member ‘}} u!‘m / '4/ / Date: 03/03/2022
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