
An
Coimisidn
Plean£la

Commission Direction
CD-001039
PL-500887-DN-26

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

meeting held on 10 August 2026.

The Commission decided to grant permission generally in accordance with the

Inspector's recommendation, for the following reasons and considerations, and

subject to the following conditions.

Planning Commissioner:

Mick Long

Date: 10th day of August 2026

Reasons and Considerations
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Having regard to 25 - City Centre zoning for the site, where the objective is “to

cc olidate and facilitate the development of the central area, and to identify,

reinforce, strengthen and protect its civic design character and dignity” together

with the policies and objectives set out in the Dublin City Council Development

Plan 2022-2028, and the pattern and prevailing emerging height of development

in the area, it is considered that on balance the proposed development would

add to the vibrancy of the local area, and that, subject to compliance with

the conditions set out below, would not significantly detract from the visual

amenities of the area or of property within the vicinity, would not represent an

overconcentration of hotel rooms in the area, would be acceptable in terms of

urban design, height and quantum of development would be appropriate to the

historic sensitivity of the site, architectural character of the area and Protected

Structures proximate to the site and would otherwise be acceptable in terms of

pedestrian and traffic safety and convenience. The proposed development would,

therefore, be in accordance with the proper planning and sustainable development

of the area.

Conditions

1. The development shall be carried out in accordance with the plans

and particulars lodged with the application as amended by the further plans

and particulars received by the planning authority on the 10th day of January

2026, 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
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development shall be carried out and completed in accordance with the

agreed particulars.

Reason: in the interest of clarity.

2. Revised drawings showing the internal layout of the ground floor to illustrate

the location of the bar and any necessary support requirements shall be submitted

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

development.

Reason: in the interests of clarity and residential amenity.

3. The development shall comply with the following requirements:

(a) Land in c.I.E ownership will not be opened to the general public.

Use will be strictly limited to hotel guests and patrons.
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(b) The said lands will be fully enclosed, with walls and gated access,

consistent with existing conditions. Twenty-four hour on site security will

be provided .

(c) Unrestricted access will be retained at all times for c.I.E and

larnr6d Eireann for inspection, maintenance, repair, and future works to

the viaduct and associated infrastructure .

I

(d) Any works proposed by the applicant within c.I.E lands shall be

subject to a formal licence agreement. No works shall commence unless

and until such a licence is agreed. c.I.E and larnr6d Eireann must be

contacted in advance of any works for review and approval.

Reason: To ensure a satisfactory standard of development and provide

appropriate access.

4. The development shall provide privacy screening up to a height of 1 .8

metres to all rooms on the western elevation from fourth floor level upwards.
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Reason: To protect the amenities of adjacent properties.
a
I

5. Notwithstanding the provisions of the Planning and Development

Regulations 2001 (as amended), no advertisement signs (including any

signs installed to be visible through the windows); advertisement structures,

banners, canopies, flags, or other projecting element shall be displayed

or erected on the building or within the curtilage or attached to the glazing

without the prior grant of planning permission.

Reason: in the interests of visual amenity.

6. Details of the materials, colours, and textures of all the external finishes

to the proposed buildings and boundary treatments shall be as submitted

with the application, unless otherwise agreed in writing with the planning

authority.

Reason: in the interest of visual amenity.

7. Public lighting associated with the proposed development including

temporary lighting as sociated with the demolition/construction phase shall

be provided in accordance with a scheme which shall be submitted to and
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agreed in writing with the planning authority prior to the commencement of

development.

Reason: in the interests of amenity and public safety.

8. Prior to the commencement of development, the developer shall

enter into connection agreements with Uisce Eireann to provide for service

connections to the public water supply and/or wastewater collection network.

Reason: in the interest of public health and to ensure adequate water/

wastewater facilities .

9. Prior to the commencement of development, the developer shall

submit details for the disposal of surface water from the site for the written

agreement of the planning authority.

Reason: To prevent flooding and in the interests of sustainable drainage.
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10. 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.

Reason: in the interests of visual and residential amenity.

11. Any works carried out on the public footpath, or the public road shall

require a Road Opening Licence & Hoarding Licence. All works carried out

on the public footpath, or the public road shall be agreed in writing with the

relevant sections of Dublin City Council prior to works being carried out.

Reason: in the interest of traffic and pedestrian safety.

12. An updated Construction and Environmental Management Plan (CEMP)

shall be submitted to and agreed in writing with the planning authority prior

to the commencement of development. The CEMP shall include a but not be

limited to traffic management measures, construction phase controls for dust,

noise and vibration, waste management, protection of soils, groundwaters,

and surface waters, site housekeeping, emergency response planning, site

environmental policy, and project roles and responsibilities.
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Reason: in the interest of environmental protection residential amenities,

public health and safety and environmental protection.

12. Site development and building works shall be carried out only between

the hours of 0700 to 1900 Mondays to Fridays inclusive, 0800 to 1400 hours

on Saturdays, and not at all on Sundays and public holidays. Deviation

from these times will only be allowed where prior written approval has been

received from the planning authority.

Reason: in order to safeguard the residential amenities of property in the

vicinity.

Reason: in the interest of sustainable transport and safety.

13. An Operational Waste Management Plan (OWMP) containing details

for the management of waste within the development, the provision of

facilities for the storage, separation, and collection of the waste and for the

ongoing operation of these facilities, shall be submitted to and agreed in

writing with the planning authority not later than six months from the date of

PL-500887-DN-26 An Coimisian Pleanala Page 8 of 13



commencement of the development. Thereafter, the waste shall be managed

:n accordance with the agreed OWMP.

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

adequate refuse storage for the proposed development.

14. Prior to the commencement of development, 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 ) shall be prepared and submitted

to the planning authority for written agreement. The RWMP shall include

specific proposals as to how the RWMP will be measured and monitored for

effectiveness. All records (including for waste and all resources) pursuant to

the agreed RWMP shall be made available for inspection at the site office at

all times.

Reason: in the interest of proper planning and sustainable development.

15. (a) The developer shall retain and reuse historic features as

outlined in the submitted Architectural Heritage Impact Assessment

(08 October 2025). The applicant shall submit a methodology for the

retention/reuse of these features for written agreement with the planning

authority.
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(b) The developer shall engage a suitably qualified archaeologist

(licensed under the National Monuments Acts) to monitor all site

clearance works, topsoil stripping, groundworks, dredging and/or the

implementation of agreed preservation in-situ measures associated

with the development following consultation with the Local Authority

Archaeologist. Prior to the commencement of such works the

archaeologist shall consult with and forward to the Local Authority

Archaeologist or the National Monument Service as appropriate a

method statement for written agreement. The use of appropriate

tools and/or machinery to ensure the preservation and recording of

any surviving archaeological remains shall be necessary. Should

archaeological remains be identified during the course of archaeological

monitoring, all works shall cease in the area of archaeological interest

pending a decision of the planning authority, in consultation with the

National Monuments Service, regarding appropriate mitigation. The

developer shall facilitate the archaeologist in recording any remains

identified. Any further archaeological mitigation requirements specified

by the planning authority, following consultation with the National

Monuments Service, shall be complied with by the developer. Following

the completion of all archaeological work on site and any necessary post-

excavation specialist analysis, the planning authority and the National

Monuments Service shall be furnished with a final archaeological report

describing the results of the monitoring and any subsequent required
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archaeological investigative work/excavation required. All resulting and

associated archaeological costs shall be borne by the developer./J
\.

Reason: To ensure the continued preservation either in situ or by record of

places, caves, sites, features or other objects of archaeological interest.

18. 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 provision and satisfactory completion and

maintenance until taken in charge by the local authority and/ or management

company of roads, footpaths, watermains, drains, public 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 or maintenance 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 CoimisiCln Pleanala for determination.

Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.
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19. 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 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 Coimisi(in Pleanala to determine the proper application of

the terms of the Scheme.

rl

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.

21. The developer shall pay to the planning authority a financial contribution

in respect of the LUAS Cross City Scheme, in accordance with the terms

of the Supplementary Development Contribution Scheme made by the

planning authority under section 49 of the Planning and Development Act

2000, as amended. The contribution shall be paid prior to commencement
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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 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 the Board to

determine the proper application of the terms of the Scheme.

/4

Reason: it is a requirement of the Planning and Development Act 2000, as

amended, that a condition requiring a contribution in accordance with the

Supplementary Development Contribution Scheme made under section 49 of

the Act be applied to the permission.
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