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Board Direction
BD-014063-23
ABP-317443-23

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

meeting held on 04/10/2023

The Board decided to grant permission generally in accl

recommendation, for the following reasons and considel

following conditions

ipector's

to the

Reasons and Considerations

itIn

a) area on

outh

/ or

bing and permitted development and the availability ofc) Thep
and physical infrastructure in the area

Fvisions of Housing for All – A New Housing Plan for Ireland issued by thed)

DepJ;rtment of Housing, Local Government and Heritage in September 2021

e) The provisions of Project Ireland 2040 - National Planning Framework, which

identifies the importance of compact growth;
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D 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 2018;

g) The provisions of the Sustainable Urban Housing: Design Standards for New

Apartments, Guidelines for Planning Authorities issued by the Department of

Housing, Local Government and Heritage in July 2023;

h) The provisions of Guidelines for Planning Authorities on Sustainable Resit{

Development in Urban Areas, including the associated Urban Design

(2009) issued by the Department of Environment, Heritage and Lo

Governrnent in May 2009

i)

i)

k)

1)

The provisions of the Design Manual for Urban Roads and

issued by the Department of Transport, Tourism and SHa

Environment, Community and Local G

b4URS)
Departrnent of

The provisions of the Eastern and

and Econornic Strategy 2019-203
and accelerated housing delivery

II Spatial

growth

The provisions of the Greater DI

prepared b'

,Transport Strategy 2022-2042

lrity

GIThe Cli It of Ireland

m) The PI

Autho

les for Planning

2009

n) The ons and observations received
+,

qX=:::';'.;;::„„„"
Lower densities would in the Planning Authorities assessment represent an

inefficient and poor use of serviced lands. The proposed density was considered

acceptable and accords with local, regional and national Guidelines which

encourage higher densities to activate and consolidate existing lands within

urban areas were in their acceptable within the County Development Plan 2022 -

W)m the Planning Authority including its assessment and
0) The a

2028
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p) The report of the Planning Inspector.

Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exercise in relat!

the potential effects of the proposed development on European Sites, tak)I

account the nature and scale of the proposed development

nature of the receiving environment, which comprises a b

distances to the nearest European sites and the hydrolog

considerations, submissions and observations on file, the !ports

submitted as part of the subject application, and the 5lanMj fctor’s report. In

bdopted the report ofcompleting the screening exercise, the Boal

lther development,the Planning Inspector and that, by

IId not be likely toplans and projects in the vicinity,

have a significant effect on any lservation Objectives

therefore, requiredof such sites, and that a Stage

Environmental Impact

iment screenIng of theThe Board completsI
{onsidered that the Environmental Impact Assessmentproposed devI

ler documents and drawings submitted by the applicantScreening Fjet

identifiesii adequately the direct, indirect, secondary and cumulative

6osed development on the environment

(a) The nature and scale of the proposed development, which is below the

thresholds in respect of Class 10(b)(i) and Class 10(b)(iv) of the Planning and

Development Regulations 2001, as amended,

(b) The location of the site on lands that are zoned for residential use under the

provisions of the South Dublin County Development Plan 2022-2028 and the
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results of the strategic environmental assessment of this Plan undertaken in

accordance with the SEA Directive (2001/42/EC) ,

(c) The location of the site in an established residential area served by public

infrastructure and the existing pattern of development in the vicinity,

(d) The location of the site outside of any sensitive location specified in article

109(4)(a) the Planning and Development Regulations 2001, as amended anal
absence of any potential impacts on such locations

(e) The guidance set out in the “Environmental Impact Asses

Guidance for Consent Authorities regarding Sub-threshold

by the Department of the Environment, Heritage and Local

(f) The criteria set out in Schedule 7 and 7A of the Planning

Regulations 2001, as amended

(g) the available results, where relevant, of preXtina\v&hcations or
assessments of the effects on the environ /out pursuant to European

act Assessment Directive, andUnion legislation other than the Environml

(h) the fI led tI raid or

hed that, by reason of the nature, scale and location of the

opment, the development would not be likely to have significant

nvironment and that the preparation of an environmental impact

assessment report would not, therefore, be required in this case.

Conclusions on Proper Planning and Sustainable Development:
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gIver!

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

the proposed development would be consistent with the zoning objectives and other

policies and objectives of the South Dublin County Development Plan 2022-2028,

would constitute an acceptable quantum of development at this location which would

be served by an appropriate level of public transport, social and community

infrastructure, would provide an acceptable form of residential amenity for future

occupants, would constitute an acceptable level of density in this location

zoning and accessible urban location on serviced lands, would provide

space which exceeds the minimum 'on-site’ requirement for lands

'Institutional Lands/’Windfall’ Sites’, would not seriously injure the

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

built heritage impacts, urban design, height and scale of

acceptable in terms of pedestrian and traffic safety,

increase the risk of flooding to other lands, would

ecological or biodiversity impacts, and would be

by wastewater and water supply networks.

therefore, be in accordance with the
the area

Conditions

1

in dispute shall be referred to An Bord Pleangla for determination.

Reason: in the interest of clarity.

2. (a) The mitigation measures outlined in the plans and particulars submitted

with this application, including those set out in Table 9 of the Ecological
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Impact Assessment, shall be carried out in full, except where otherwise

required by conditions attached to this permission.

(b) Prior to the commencement of development, a breeding bird survey shall be undertaken

during an appropriate period and utilising current guidance on the undertaking of such

suIveys.

(c) The specification for green roofs in the development shall be capable of sustaining

rooftop meadow grassland

Proposals in relation to (b) and (c) above shall be submitted to. and agreed\r\d\
the planning authority prior to commencement of development

Reason: in the interest of clarity and the protection of tI

th"'"’"'ti'-’"d'p'”H'-’lph’=e;'fth'j'"b

Xnent during

3. The development shall be carried out on al ISiS, in accordance with a!d

phasing scheme which shall be subl l7agreed in writing with, the

planning authority prior to comml Py development.

Reason: To ensure the t,

occupants of the prow

LUsion of services, for the benefit of the

llings

4 Details of the, £lours and textures of all the external finishes to theg

lall be submitted to, and agreed in writing with, the

r ior to commencement of development.

A the interest of visual amenity.

5. Mposals 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.
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6. Public lighting shall be provided in accordance with a scheme, which shall

include lighting along pedestrian routes through the communal open spaces,

details of which shall be submitted to, and agreed in writing with, the Planning

Authority prior to commencement of development/installation of lighting. The

lighting scheme shall incorporate the requirements of the Ecological Impact

Assessment mitigations measures. Such lighting shall be provided prior to the

making available for occupation of any apartment unit

Reason: in the interests of amenity, public safety, and nature co

7. All service cab:1 lted with

vehicle charging stations/ points, and ducting shall be provided for all

remaining car parking spaces, facilitating the installation of electric vehicle

charging points/stations at a later date. Such proposals shall be submitted

and agreed in writing with the Planning Authority prior to the occupation of the

developrnent. The car parking spaces for sole use of the car sharing club
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shall also be provided with functioning electric vehicle charging stations/

points. (to reflect standard condition).

Reason: To provide for and/or future proof the development such as would

facilitate the use of Electric Vehicles.

10. A total of 1 ,054 no. bicycle parking spaces (832 long term and 222 short

shall be provided within the site. Details of the layout, marking d

and security provisions for these spaces shall be in accord

details submitted with the application, unless otherwise

the planning authority prior to commencement of devet

Reason: To ensure that adequate bi

serve the proposed developml

available to

transportation

11 . Prior to the commencement II be submitted

to and agreed in writing with

(a) Plans detailing traffic mai lstown /

Scholarstown Road

(b) Plans ensuring all brgte with upgraded cycle lane infrastructure
Yoveratt Cycle South Dublin schemeand do not col

Reason bftraffic safety and sustainable transportation

12. Prior to tI in of the development, a finalised Mobility Management

Pla II Travel Plan) shall be submitted to and agreed in writing with

b authority. This plan shall include modal shift targets and shallth€

PXr incentives to encourage the use of public transport, cycnng

Ing and carpooling by residents of the development and to reduce and

regulate the extent of parking. The mobility strategy shall be prepared and

implemented by the management company for all units within the

Reason: in the interest of encouraging the use of sustainable modes of

transport.
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13. (a) Drainage arrangements including the attenuation and disposal of surface

water, shall comply with the requirements of the Planning Authority for such

works and services.

(b) Proposals in this regard shall comply with the overall principles of the

surface water strategy submitted with the application and shall investigate

opportunities to include additional natural SUDS features to replace/red

the proposed extent of underground attenuation

(c) Full details of surface water drainage proposals, including

and maintenance plan, shall be submitted to, and agreed in

Planning Authority prior to commencement of develop

Reason : In the interest of public health and SUrfa1 qLtVdnagement

14. The developer shall enter into water al

agreement(s) with Uisce Eireann, pNg

lnnection

Int of development

Reason: In the interest

15. All plant, including edI
as not tI

is, shall be sited in a manner so

Ins due to emissions. All

inlets and outlets shall be sound insulated

ensure that noise levels do not pose a

Basement ventilation shall not be

ces

amenity

16. (a) The site shall be landscaped in accordance with a detailed comprehensive

scheme of landscaping and play facilities, details of which shall be submitted

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

of development.
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(b) Proposals shall include additional play space in the main northern public

open space, as well as proposals for additional natural and free play

opportunities throughout the development.

(c) Proposals shall include a detailed landscape plan for the St Catherine’s

Gate area of pubIIc open space on lands outside the applicant’s ownership.

The plans shall include the consent (as relevant) from parties with a legal

interest in the land, as well as a management and rnaintenance plan for]
area

(d) The landscaping proposals shall be managed and main

accordance with the Landscape Maintenance and Manage

ith thesubmitted with the application, unless as otherwise agre§,A

planning authority

t/
Reason: in the interest of residential and vi: le

17. A plan containing details for the mani

recyclable materials) within the dl

llities

aste (and, in particular

lding the provision of

If the waste and, in
f these facilities

Planning

the waste

d, in

6labte materials, in the interest of protecting the environment

to the commencement of development, the developer or any agent

ng on its behalf, shall prepare a Resource Waste Management Plan

(RWMP) as set out in the EPA’s Best Practice Guidelines for the Preparation

of Resource and Waste Management Plans for Construction and Demolition

Projects (2021) including demonstration of proposals to adhere to best

practice and protocols. The RWIUP shall include specific proposals as to how

the RWMP will be measured and monitored for effectiveness; these details

shall be placed on the file and retained as part of the public record . The
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RWMP must be submitted to the planning authority for written agreement prior

to the comrnencement of development. All records (including for waste and all

resources) pursuant to the agreed RWMP shall be made available for

inspection at site offices at all times.

Reason: in the interest of sustainable waste management.

ig::;B§;:§EIrE#f?
;o:=i==T E"'”''’' '"”'®'*";'t “’!$#'dd'’:"t'th'

H=='.Ii:':;=':;:Hq@,,,“,,'."''d
b) Location of access points to thJe sithjbDnstruction related activIty;

!!$!T:'„_:“
Hlk&X' z==:u::::='=’'IT;===iEb&f::iBiRTiT*::
M>q eXures to prevent the spillage or deposit of clay, rubble or other debris

he public road network and for the cleaning of the same;

i) 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;

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

monitoring of such levels;
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k) Containment of all construction-related fuel and oil within specially

constructed bLInds to ensure that fuel $pillages are fully contained. Such

bunds shall be roofed to exclude rainwater;

I) Off-site disposal of construction/demolition waste and details of how it is

proposed to manage excavated soil

m) Means to ensure that surface water runqff is controlled such that no silt or

other pollutants enter local surface water sewers or drains

n) A record of daily checks that the works are being undertaken i

with the Construction Management Plan shall be kept for inspe

planning authority. Reason: in the interest of amenities. pub!

safety

Reason: in the interest of amenities, public health and

lly between theId build20. Site devell Frk:

Reason :

Reason: in the interest of visual amenity.

22. (a) All areas not intended to be taken in charge by the local authority, shall be

maintained by a legally-constituted management company.
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l

(b) Details of the legally-constituted management company contract, and

drawings/particulars describing the parts of the development for which the

legally-constituted management company would have responsibility, shall be

submitted to. and agreed in writing with, the planning authority before any of

the residential units are made available for occupation. The management

scheme shall provide adequate measures for the future maintenance of public

Iii::It:=:„"
g;E::l:b§EiITil

geotechnical investigati to the proposed development, and

( b ) : :vP: :ayp : : : : KQ r I:ja :==1:: rt :oe t= =ec: Tdm== = =: eaT : : :e
d e v e I o P rr§ @>

T:nSV”:“TT' T":"?“r:-
,(4V#’”’'““"“’“““~“’"’““""';“’ “"

W:r,*.'.*.„':T:'=.',;; ;'„J=::=:
VZubmitted to the planning authority and, arising from this assessment, the

developer shall agree in writing with the planning authority details

open spaces, roads and communal areas.

regarding any further archaeological requirements (including, if necessary

archaeological excavation) prior to commencement of construction works.

In default of agreement on any of these requirements, the matter shall be
referred to An Bord Pleanala for determination.
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Reason: in order to conserve the archaeological heritage of the area and to

secure the preservation (in-situ or by record) and protection of any

archaeological remains that may exist within the site.

24. 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 provi

housing in accordance with the requirements of section 94(4) and se

96(2) and (3) (Part V) of the Planning and Development Act 2009

HoTamended, unless an exemption certificate shall have been aD ti

been granted under section 97 of the Act, as amendl LUC n

agreement is not reached within eight weeks from ’order, the

}lies) may bematter in dispute (other than a matter to which seI

referred by the Planning Authority or any othl to the111l3

agreement to An Bord Pleanala for determi 011

Reason: To comply with the regn===:„„'.".:"Act 2000, as amended, and o

of the area

hall lodge with the

bth

Tntenance 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 Pleanala for

determination.

Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.
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26. 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 pnoyl

commencement of development or in such phased

authority may facilitate and shall be subject t.

provisions for Dublin City Council of the Sch

Details of the application of the terms of the

the planning authority and the developer or

matter shall be referred to An Bord Pleanala

application of the terms of the Scheme

Reason: it is a requirement of the PI:
amended, that a condition requiring
Development Contribution Scheme
applied to the permission

B9veIopment Act 2000, as
’in accordance with the

section 48 of the Act be

Board Member Date: 11/10/2023

Afc’‘
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