An
Bord Board Order

Pleandla ABP-304792-19

Planning and Development Acts 2000 to 2019

Amendment of Board Order E‘@

Planning Authority: Dublin City Council.

Planning Register Reference Number: 2724/19. ‘

Development Concerned: Development gomising demolition of existing

®

construction of the foliowing: New t#p-storeéy"clubhouse with 80 number

single storey clubhouse building (appro 90.1 square metres) and

associated surface car parking d 100 number bicycle parking
spaces including new ancillm ries, reconfiguration and enhancements
g

pitches including floodlighting on 12

to two number existing
number columns e% 21.3 metres in height and associated generator

structure, 8 nu res high ball-catch retractable netting structures,
score board @nd provision of a purpose built all-weather training
area. R 2l development of 161 number dwellings with 108 number
assocl parking spaces (107 number spaces for the apartments and

, and one number space for the detached house) together with
240 ber bicycle parking spaces and five number motorcycle parking
spaces provided at a combination of surface and basement levels. Créche
with associated four number set down surface car parking spaces and two
number underground parking spaces. A new ESB substation is also proposed.
The proposed clubhouse is located to the north of the site and incorporates

Ey]
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changing room and shower facilities, gym, video analysis room,
multifunctional spaces, tuck shop/office and balcony overlooking the playing
pitches, with internal floor space measuring circa 750.1 square metres. The
créche has an internal floor space of circa 304 square metres and is laid out
over two number storeys with an adjacent outdoor play area. The residential
element of the development consists of 153 number apartments, seven
number townhouses and one number detached dwelling. 77 number one-
bedroom apartments, 73 number two-bedroom apartments and three number
three-bedroom apartments are provided in three number buildings, eac
storeys in height (with top floor set back) and with photovoltaic pan 1
roof. A basement level is provided under two of the apariment b

apartments are provided with balconies or terraces overlooki

landscaped courtyards between the buildings and/or th sWeund. The
seven number townhouse units are located on the western bodndary of the
site, each is two-storeys in height, has three beg{oo has a terrace at
first floor level. Vehicular access to the club.4goun d
apartment/townhouse development is pj he existing access off the

crumlin Road, which will be upgra 3 elude a footpath. Within the

two-storey, four-bedroop § house is also proposed and is situated

between Numbers Rutiand Avenue and includes the creation of a
new vehicular agce®ofjRutland Avenue with associated boundary treatment
and entran . a'single-storey storage shed measuring circa 22.2 square
metres dor $se by the Club is proposed at the rear of the garden of this house.
De will include all ancillary site development and landscape works,
ghting, bin storage, bicycle storage and all boundary treatments, all
a e of circa 5.53 hectares, located at Dolphin Park (Templeogue Synge
Street GAA Club), Crumlin Road, Dublin, including a plot of land located
between 56 and 58 Rutland Avenue, Dublin. The site is on land bounded
generally by Crumlin Road to the north, Rutland Avenue to the east, Clogher
Road to the south and Loreto Primary School and Saint Kevin's College to the

west.

i
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WHEREAS the Board made a decision to grant subject to conditions a
permission, in relation to the above-mentioned development by order dated
the 26" day of November, 2019:

AND WHEREAS it has come to the attention of the Board that amendments
to the second paragraph of the section entitied “Stage 2 Appropriate Q

Assessment:” were required in order to clarify the permission, Q

AND WHEREAS the Board considered that the correcti ove-

mentioned matter would not result in a material altergtion terms of the

decision, Q

AND WHEREAS having regard to the na e issue involved, the Board
decided not to invite submissiongsd tion to the matter from persons who
had made submissions or 06 in relation to the appeal the subject of

this amendment, x

NOW THER kaccordance with section 146A(1) of the Planning and

Develop ct 2000, as amended, the Board hereby amends the above-

ision so that the second paragraph of the Stage 2 Appropriate

section of its order shall be as follows:
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Stage 2 Appropriate Assessment

The Board considered the Natura impact statement and all other relevant
submissions and carried out an appropriate assessment of the implications of
the proposed development for European Sites in view of the sites’
conservation objectives, South Dublin Bay and River Tolka Estuary Special
Protection Area (Site Code: 004024) and North Bull Island Special Protection
Area (Site Code: 004006). The Board considered that the information

it was adequate to allow the carrying out of an appropriate assessmgal.

”_*0

An Bord Pleanala

horised to authenticate

e)¥eal of the Board.

%x' Dated this {4 day of pecampF. 2019,
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An
Bord Board Order

Pleanala ABP-304792-19

Planning and Development Acts 2000 to 2019 Q
Planning Authority: Dublin City Council
Planning Register Reference Number: 2724/19

Appeal by Templeogue Synge Street G.A.A. Clul ca ephen Little and
Associates of 26/27 Upper Pembroke Street gubli inst the decision

made on the 4™ day of June, 2019 by D ' uncil to refuse permission
to the said Templeogue Synge Street G. for the proposed

development.

Proposed Developm

&@sion for development at a site of circa 5.53
inAark (Templeogue Synge Street GAA Club),

iuding a plot of land located between 56 and 58
Rutland Avegue, in. The site is on land bounded generally by Crumlin

hectares, located at!

Rutland Avenue to the east, Clogher Road to the south and
School and Saint Kevin's College to the west. Permission is

r development comprising demolition of existing single storey
clubhduse building (approximately 190.1 square metres) and construction of
the following: New two-storey clubhouse with 80 number associated surface
car parking spaces and 100 number bicycle parking spaces including new
ancillary boundaries, reconfiguration and enhancements to two number
- existing GAA playing pitches including floodlighting on 12 number columns

ABP-304792-19 An Bord Pleanala Page 1 of 15

R

f



each at circa 21.3 metres in height and associated generator structure, 8
number 12 metres high ball-catch retractable netting structures, score board
structure and provision of a purpose built all-weather training area. Residential
development of 161 number dwellings with 108 number associated car
parking spaces (107 number spaces for the apariments and townhouses, and
one number space for the detached house) together with 240 number bicycle
parking spaces and five number motorcycle parking spaces provided at a
combination of surface and basement levels. Créche with associated four
number set down surface car parking spaces and two number undergre Q
parking spaces. A new ESB substation is also proposed. The prop

clubhouse is located to the north of the site and incorporates m
and shower facilities, gym, video analysis room, multifuncti , tuck
shop/office and balcony overlooking the playing pitches, (witly al floor
space measuring circa 750.1 square metres. The cr n internal floor

space of circa 304 square metres and is laid ou¥tyer o umber storeys with

an adjacent outdoor play area. The resident emgnt of the development
consists of 153 number apariments, semr townhouses and one
number detached dwelling. 77 numjper o om apartments, 73 number

two-bedroom apartments and t

ber three-bedroom apartments are
provided in three number byifd ch at six storeys in height (with top floor
set back) and with photggoiNg Jinel on the roof. A basement level is
provided under two e rtment buildings. All apartments are provided
with balconies oterfcesloverlooking the landscaped courtyards between the
0&aorﬁs ground. The seven number townhouse units are

buildings a
located st tRe western boundary of the site, each is two-storeys in height, has

thre o¥is and has a terrace at first floor level. Vehicular access to the

a footpath. Within the site, this access road divides to serve the residential
scheme to the south and the Clubhouse, associated car parking and GAA
lands to the east. A single, two-storey, four-bedroom detached house is also

proposed and is situated between Numbers 56 and 58 Rutland Avenue and

n macs &
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includes the creation of a new vehicular access off Rutland Avenue with
associated boundary treatment and entrance gates; a single-storey storage
shed measuring circa 22.2 square metres for use by the Club is proposed at
the rear of the garden of this house. Development will include all ancillary site
development and landscape works, including lighting, bin storage, bicycle
storage and all boundary freatments, all at Dolphin Park (Templeogue Synge
Street GAA Club), Crumlin Road, Dublin, including a plot of land located
between 56 and 58 Rutland Avenue, Dublin.

gg)g

GRANT permission for the above proposed develop ccordance
with the said plans and particulars based on the r and
considerations under and subject to the condifiens\sat out below.

Matters Considered E

In making its decision, the B

egard to those matters to which, by
virtue of the Planning a ent Acts and Regulations made
thereunder, it was r ave regard. Such matters included any

submissions and& iOns received by it in accordance with statutory

provisions. ‘ :

nd Considerations

In arriving at its decision, the Board had regard to the following:

AL - — \W
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(a) the provision of the Dublin City Council Development Plan 2016-2022,

(b)  the planning history of the site,

(c) the reduction in open space by 17%,

(d) the “Sustainable Urban Housing: Design Standards for New
Apartments Guidelines for Planning Authorities” issued by the
Department of Housing, Planning and Local Government in Marc

2018,

(¢) the “Urban Development and Building Heights Guidglin®§ forPlanning
Authorities” issued by the Department of Housin ing and Local

Government in December 2018, v

(f) the existing pattern of developmeniat tig logation,

(g) the design, scale and layo

(i)  the report o@ or.

The Boardfconsige®d that, subject to compliance with the conditions set out

Oof the Proposed development,

()  the submissions ang asions on file, and

sed development would be in accordance with Development

P -

ould not detract from the visual amenities of the area, would be

be gatisfactory in the context of traffic safety and convenience. The proposed

hble in the context of the amenities of adjoining properties and would

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

sustainable development of the area.

Y"
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Stage 1 Appropriate Assessment Screening:

In completing the screening for Appropriate Assessment, the Board accepted
and adopted the screening assessment and conclusion carried out in the
Inspector’s report in respect of the identification of the European sites which
could potentially be affected, and the identification and assessment of the
potential likely significant effects of the proposed development, either
individually or in combination with other plans or projects, on these Eur
sites in view of the site’s conservation objectives. The Board was s o Py
the proposed development, either individually or in combination
plans or projects, would not be likely to have a significant eff t
European sites, in view of the site’s conservation objectiye

the South Dublin Bay and Tolka Estuary Special Protectid
004024) and the North Bull Island Special Protection
004008) which are the European sites for whigh th

significant effects. &

Stage 2 Appropriate Assessment:

a likelihood of

The Board agreed with the s % g assessment and conclusion carried out
in the Inspector's reporath South Dublin Bay and Tolka Estuary Special
Protection Area (Sijte €)004024) and the North Buli Island Special

Protection AreaXSit e: 004006) are the European sites for which there is
a likelihood offgignificant effects.
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The Board considered the Natura impact statement and all other relevant
submissions and carried out an Appropriate Assessment of the implications of
the proposed development for the nearby European site in view of the site’s
Conservation Objectives, Site Rye Water Valley/Carton Special Area of
Conservation (Site Code: 001398). The Board considered that the information
before it allowed for the carrying out of an Appropriate Assessment, facilitating

a complete assessment of effects, and reaching precise, definitive findings.

In completing the assessment, the Board considered, in particular, the

(i) likely direct and indirect impacts arising from the propos

development, both individually or in combination with © pigris or

projects,

(ii} mitigation measures which are included, as artE; ze currenf proposal,
and

(iiy ~ conservation objectives for Eur n site.

In completing the Approprie ment, the Board accepted and adopted
the Appropriate Asses&ﬁ ed out in the Inspector’s report in respect of
the potential adverge cybf the proposed development on the
aforemention I site, having regard to the site’s conservation

objectives.

conclusion, the Board was satisfied that the proposed
Srment would not adversely affect the integrity of the European site In
viewof the site’s conservation objectives and no reasonable scientific doubt

remains as to the absence of such effects.
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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 lodged with the appeal on the 28t
day of June 2019, 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 sh
agree such details in writing with the planning authority prior
commencement of development and the development sh

out and completed in accordance with the agreed partj

Reason: In the interest of clarity.

2. Details of materials, colours and textu f al}external finishes to the

proposed development shall be sumiti 10, and agreed in writing

with, the planning authority prior to Salan cement of development.
Reason: In the interesé amenity.
3. The streets a f&!s within the development shall comply with the

requireme% ecifications of the Design Manual for Urban Roads
and Stjeets ( RS) issued in 2013.

- In order to comply with the guidance given in the Design
ual for Urban Road and Streets.

rA
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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
provision of housing in accordance with the requirements of section
94(4) and section 96(2) and (3) (Part V) of the Planning and
Development Act 2000, as amended, uniess an exemption certificate
shall have been applied for and been granted under section 97 of the
Act, as amended. Where such an agreement is not reached within
eight weeks from the date of this order, the matter in dispute (ot

than a matter to which section 96(7) applies) may be referre he
planning authority or any other prospective party to the e 0
An Bord Pleanéla for determination.

Reason: To comply with the requirements of the Planning
and Development Act 2000, as amenggd, d dEthe housing strategy
in the development plan of the arQ

5. Site development and buijldin orks shall be carried out only between

ason: In order to safeguard the amenities of property in the vicinity.

i
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6. No advertisement or advertisement structure, the exhibition or erection
of which would otherwise constitute exempted development under the
Planning and Development Regulations, 2001, or any statutory
provision amending or replacing them, shall be displayed or erected on
the building or within the curtilage of the site unless authorised by a
further grant of permission.

Reason: In the interest of visual amenity.

7. The site shall be landscaped in accordance with a comprehefgi
scheme of landscaping, details of which shall be submi a
agreed in writing with, the planning authority prior t eneement of

development. This scheme shall include the foliov

(&) A planto scale of not less than L@hzing .

(i) The species, varjely, size and locations of all

proposed tregs ang shrubs

(ii) Details giegge lanting
(iii) Det side/street planting
1 L]

| |aNglscaping works, specifying surfacing materials,

itufe and finished levels.

ifications for mounding, levelling, cultivation and other

perations associated with plant and grass establishment.

(c) Atimescale for implementation.

("
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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 [or until the development is taken in charge by the
local authority, whichever is the sooner], 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.

8. The developer shall facilitate the preservation, recordi pPtection
of archaeological materials or features that may e8wilyin, the site. In
this regard, the developer shall:

(a) notify the planning authority in Mgiting &t i€ast four weeks prior to
the commencement of any on (including hydrological
and geotechnical investiga ting to the proposed

development,

(b) employ a ggit alified archaeologist who shall monitor all
site in &ps and other excavation works, and

(c) Vi angements, acceptable to the planning authority, for
he ricording and for the removal of any archaeological material
hich the authority considers appropriate to remove.

n 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 site
and to secure the preservation and protection of any remains that may
exist within the site.

9. All plant, including extract ventilation systems and refrigerator
condenser units, shall be sited in a manner so as not to cause
nuisance at sensitive locations due to odour or noise. All mechanical
plant and ventilation inlets and outlets shall be sound insulated and/or
fitted with sound attenuators to ensure that noise levels do not po# Q

nuisance at noise sensitive locations. @
Reason: In the interest of residential amenity. Q

10. Drainage requirements including the attenyatio isposal of

surface water shall comply with the requdremeqt0f the planning

authority for such works and sewic@

Reason: To ensure adeq icing of the development and to
prevent pollution. O
11.  Prior to com r@; of development, the developer shall enter into

water an ater connection agreement(s) with Irish Water.

olmr'the interest of public health.

12. public service cables for the development, including electrical and

telecommunications cables, shall be located underground throughout
the site.

Reason: In the interest of visual amenity.

o
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13.

14.

The construction of the development shall be managed in accordance

with a Construction Management Plan, which shall be submitted to,
and agreed in writing with, the planning authority prior to
commencement of development. This plan shall provide details of
intended construction practice for the development, including traffic
management, noise management measures and off-site disposal of

construction/demolition waste.

with a construction waste and demolition manag

shall be submitted to, and agreed in writing with, plgnning authority
prior to commencement of development. Fhis all be prepared in
accordance with the “Best Practice Gugdeli the Preparation of
Waste Management Plans for Co nd Demolition Projects”,
published by the Department of t%nment, Heritage and Local

Government in July, 2006.

plan shall include details of waste to be
generated during site ¢l nd construction phases, and details of
the methods and ]ot e employed for the prevention,
minimisation, r &l disposal of this material in accordance with
the provisio

the site,iS %

aste Management Plan for the Region in which

s{n. In the interest of sustainable waste management.
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15.

16.

The management and maintenance of the proposed development,
following completion, shall be the responsibility of a legally constituted
management company, which shall be established by the developer. A
management scheme, providing adequate measures for the future
maintenance of the development; including the external fabric of the
buildings, internal common areas (residential and commercial), open
spaces, landscaping, roads, paths, parking areas, public lighting, waste
storage facilities and sanitary services, shall be submitted to, and

agreed in writing with, the planning authority, before any of the
residential or commercial units are made available for occup

Reason: To provide for the future maintenance of thi

development in the interests of residential ameni

development. v

Floodlighting levels and arrangeme, be such as to cause
excessive glare or distractionto r or adjoining property

owners. Measures to avoid e and light spill to adjoining residential
properties and onto the r rk in the vicinity shall include the

use of diffusers, cow ﬂ‘ s and protective baffles where
appropriate. The 24 level of illumination and details of
proposed floddligsd all be submitted to, and agreed in writing with,
the plan % ty prior to commencement of the development.
Compliancezte8ting shall be carried out following installation and a

s testing shall be submitted to, and agreed in writing with,
ning authority prior to full operation of the floodlights.

Reason; In the interests of traffic safety and to protect the amenities of
the area.
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17.

18.

The floodlighting shall be used only during periods when training or
matches are taking place, and at all other times the floodlighting shall
remain off. The operational hours of the floodlighting shall not extend
beyond 2200 hours.

Reason: To protect the amenity of properties in the vicinity.

Prior to commencement of development, the developer shall lod
the planning authority a cash deposit, a bond of an insuranc 4
or other security to secure the provision and satisfactory

and maintenance until taken in charge by the local a
footpaths, watermains, drains, public open space & ervices
required in connection with the development, couffed with an

agreement empowering the local authorityto ch security or

part thereof to the satisfactory completion o tenance of any part of
security shall be as
agreed between the planning autl § the developer or, in default

of agreement, shall be refe to An Bord Pleanéla for determination.

%

efl'In charge.

Reason: To ensure

istactory completion and maintenance of the

development ugti

C}
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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 the 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

application of the terms of the Scheme shall be agreed b

application of the terms of the Scheme.

Reason: [t is a requirement of the Plaffng aljd Development Act

2000, as amended, that a conditio Qiring a contribution in

accordance with the Developgaent pttion Scheme made under

section 48 of the Act be apgli the permission.

duly authorised to authenticate
the seal of the Board

Dated this 7(& day of Mwwewsz 2019
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