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Board Order  

ABP-301904-18 

 

 

Planning and Development Acts 2000 to 2018 

Planning Authority: Dublin City Council 

Planning Register Reference Number: 2208/18 

 

Appeal by Embassy of Israel care of McCutcheon Halley of 6 Joyce House, 

Barrack Square, Ballincollig, County Cork against the decision made on the 

28th day of May, 2018 by Dublin City Council  to grant subject to conditions a 

permission to Spectre (Carrisbrook House) Limited care of Declan Brassil and 

Company of Lincoln House, Phoenix Street, Smithfield, Dublin in accordance 

with plans and particulars lodged with the said Council: 

 

Proposed Development:  The proposed development comprises external 

and internal alterations of the existing building to include (a) demolition of 

existing detached security hut and associated vehicular access/control 

infrastructure to the site and closure of existing vehicular access off Pembroke 

Road, (b) reconfiguration of basement level to provide plant, attenuation tank, 

refuse storage and 19 car parking spaces, (c) removal of all surface level car 

parking spaces (45 number spaces) at ground level and provision of a new 

part two part, four and part five storey extension to the northern, southern and 

western sides of the existing building (including the provision of an infill 

extension to under-croft areas at ground floor level) and reconfiguration of 

existing floor plates to provide an additional 2,303 square metres of office floor 

space at ground to sixth floor levels, (d) provision of plant (23 square metres) 
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at rooftop level of proposed extension and south-facing terrace (fourth floor 

level), (e) provision of south and east facing rooftop terrace (145 square 

metres) at rooftop level of proposed extension (fifth floor level), (f) provision of 

three number bay windows at seventh floor level to provide an additional 63 

square metres of office floor space at seventh floor level, leading onto three 

terraces to the northern southern and western sides of the building, (g) 

conversion and change of use of part of ground floor (134 square metres) to 

café unit, (h) external alterations include a comprehensive refurbishment of 

the building through revised elevational design and treatment of all elevations 

together with the comprehensive hard and soft landscaping of the entire site 

(including the retention of some mature trees), (i) provision of 61 number 

covered bicycle parking spaces to the north-west of the existing building at 

ground floor level, (j) removal of existing rooftop plant and provision of new 

rooftop plant with screening to match existing level of plant at a level of +33.5 

metres together with all associated site works at Carrisbrook House, 122 

Pembroke Road, Dublin. In the interest of clarity the proposal provides an 

additional 2,366 square metres of office floor space and 134 square metres of 

café floor space at ground floor level.  

 

Decision 

 

GRANT permission for the above proposed development in accordance 

with the said plans and particulars based on the reasons and 

considerations under and subject to the conditions set out below. 

 

Matters Considered 

 

In making its decision, the Board had regard to those matters to which, by 

virtue of the Planning and Development Acts and Regulations made 

thereunder, it was required to have regard. Such matters included any 

submissions and observations received by it in accordance with statutory 

provisions.  



 

______________________________________________________________ 

ABP-301904-18 An Bord Pleanála Page 3 of 9 
 

 

Reasons and Considerations 

 

Having regard to the provisions of the Dublin City Development Plan, 2016 to 

2022, including the zoning objective for the area, and to the nature and scale 

of the proposed development, it is considered that, subject to compliance with 

the conditions set out below, the proposed development would not detract 

from the streetscape or the visual amenities of the area, would not impact 

adversely on the setting of adjacent Protected Structures, would not have  

significant long-term impacts on the existing tenants of the building and would 

not lead to a reduction in the level of security of the existing tenants, and 

would not seriously injure the residential amenity of property in the vicinity. 

The proposed development would, therefore, be in accordance with the 

proper planning and sustainable development of the area. 

  

Appropriate Assessment Screening 

 

The Board completed an Appropriate Assessment Screening exercise in 

relation to the potential effects of the proposed development on European 

Sites, taking into account the nature, scale and location of the proposed 

development, the Appropriate Assessment Screening Report submitted with 

the application and 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 with other 

development in the vicinity, the proposed development would not be likely to 

have a significant effect on any European Site in view of the sites’ 

conservation objectives, and that a Stage 2 Appropriate Assessment (and 

submission of a Natura impact statement) is not, therefore, required. 
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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 the further plans and particulars submitted to the planning authority 

on the 1st day of May, 2018, 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. 

 

2. Prior to the commencement of development, the applicant shall submit 

revised floor plans and elevations detailing the increased floor area of 

the café, as outlined in the further information submission received by 

the planning authority on the 1st day of May, 2018.  

 

  Reason: In the interest of visual amenity.  

 

3. Prior to the commencement of development, details of the materials, 

colours and textures of all the external finishes to the proposed 

development shall be submitted to, and agreed in writing with, the 

planning authority. A panel of the proposed finishes shall be placed on 

site to enable the planning authority to adjudicate on the proposals.  

 

 Reason: In the interest of visual amenity. 
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3. The landscaping scheme shall be carried out within the first planting 

season following substantial completion of external construction works. 

All planting shall be adequately protected from damage until 

established. Any plants which die, are removed or become seriously 

damaged or diseased, within a period of five years from the completion 

of the development, shall be replaced within the next planting season 

with others of similar size and species, unless otherwise agreed in 

writing with the planning authority. 

 

  Reason: In the interest of residential and visual amenity 

 

5. (1)  Prior to commencement of development, all trees, 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 its full 

length, and shall be maintained until the development has been 

completed. 

 

 (2)  No construction equipment, machinery or materials shall be 

brought onto the site for the purpose of the development until all 

the trees which are to be retained have been protected by this 

fencing. No work 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 tree to be retained. 

 

Reason: To protect trees and planting during the construction period in 

the interest of visual amenity. 
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6.  Prior to commencement of development, and on appointment of a 

contractor, a Construction Management Plan shall be submitted to, and 

agreed in writing with, the planning authority. This plan shall provide 

details of provisions to protect the amenity of the existing occupiers of 

the premises, including protective measures to minimise noise and 

disturbance, as well as intended construction practice for the 

development, including traffic management, hours of working, noise 

management measures and off-site disposal of construction/demolition 

waste. 

 

  Reason: In the interest of orderly development. 

 

7.  The site development and construction works shall be carried out such 

a manner as to ensure that the adjoining streets are kept clear of 

debris, soil and other material and cleaning works shall be carried out 

on the adjoining public roads by the developer and at the developer’s 

expense on a daily basis. 

 

  Reason: To protect the residential amenities of property in the vicinity. 

 

8.  Water supply and drainage arrangements, including the disposal of 

surface water and internal basement drainage, shall comply with the 

requirements of the planning authority for such works and services as 

appropriate. 

 

Reason: In the interest of public health and to ensure a proper 

standard of development. 
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9.  The site works and building works required to implement the 

development shall only be carried out between 0700 hours and 1800 

hours, Monday to Friday and between 0800 hours and 1400 hours on 

Saturdays and not at all on Sundays or Bank Holidays. Deviation from 

these times will only be allowed in exceptional circumstances where 

prior written approval has been received from the planning authority. 

 

Reason: To safeguard the residential amenities of the surrounding 

area. 

 

 

10.  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 a prior grant of planning permission.  

 

  Reason: In the interest of visual amenity. 

 

 

11.  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. 
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12.  The following requirements shall be complied with:  

 

(a) the applicant shall undertake to implement the measures 

outlined in the Mobility Management Framework/Plan and shall 

ensure that future tenants of the proposed development comply 

with this strategy. A Mobility Manager for the overall scheme 

shall be appointed to oversee and co-ordinate the preparation of 

individual plans,  

 

(b) cycle parking shall be secure, conveniently located, sheltered 

and well lit. Shower and changing facilities shall also be provided 

as part of the development. Key/fob access should be required 

to bicycle compounds. Cycle parking design shall allow both 

wheel and frame to be locked, and  

 

 (c) car parking spaces shall be permanently allocated to the 

proposed use and shall not be sold, rented or otherwise sub-let 

or leased to other parties.  

 

Reason: In the interest of the proper planning and sustainable 

development of the area. 

 

13.  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 satisfactory completion and 

maintenance until taken in charge by the local authority of services 

required in connection with the proposed development, coupled with an 

agreement empowering the local authority to apply such security or 

part thereof to the satisfactory completion and 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 Bord Pleanála for agreement. 

 

  Reason: To ensure the satisfactory completion of the development. 
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14.  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 Bord Pleanála 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. 

 

 

 

 

 

 

 

Paul Hyde 

Member of An Bord Pleanála 

duly authorised to authenticate 

the seal of the Board. 

 

Dated this            day of                      2018. 

 

 


