An
Bord Board Order

Pleanala ABP-307072-20

Planning and Development Acts 2000 to 2019
Planning Authority: Dublin City Council

Planning Register Reference Number: 2188/20

Appeal by Valerin O’Shea of PO Box 13141, Wicklow DSU, The Murrough,
Wicklow and by others against the decision made on the 26" day of March,
2020 by Dublin City Council to grant subject to conditions a permission to
Bisvale Designated Activity Company (DAC) care of Tom Phillips and
Associates of 80 Harcourt Street, Dublin in accordance with plans and

particulars lodged with the said Council.

Proposed Development: The refurbishment and extension of two number
existing dwellings, including the demolition of later extensions and related
outbuildings, resulting in one number two-storey four-bedroom dwelling
(Number 15) and one number two-storey three-bedroom dwelling (Number
17) (circa 382 square metres Gross Floor Area); the construction of two new
number semi-detached townhouses (three storeys over basement level with
third storeys setback) in the form of one number four bedroom dwelling and
one number three-bedroom dwelling (circa 475 square metres Gross Floor
Area (thereby giving a total overall Gross Floor Area of 857 square metres);
private amenity space in the form of ground level courtyard gardens and
upper level balconies/terraces with privacy screens; minor physical

improvement works to existing vehicular entrance and boundary wall at front
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of site. The development will also include surface car parking (four number
spaces in total); provision of green roofs for the purposes of drainage
attenuation; bin stores; hard and soft landscaping; changes in level; boundary
treatments; drainage works, pedestrian footpaths and lighting and all
associated site development and excavation works above and below ground
level, all on circa 875 square metre site which is located at numbers 15-17

Sandymount Avenue, Dublin.

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.
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Reasons and Considerations

Having regard to the planning history for the site, to the policies for the
delivery of compact sustainable urban infill residential development in the city
as prescribed in current national policy and strategic guidance, to the Z2
zoning objective to “protect and/or improve the amenities of residential
conservation areas” according to the Dublin City Development Plan 2016-
2022, to the extant residential use and existing western orientation of the
fenestration of the two existing nineteenth century houses, it is considered
that, subject to compliance with the conditions set out below, the proposed
development would not seriously injure the residential amenities of adjoining
properties, would not adversely affect the integrity and special architectural
character of the existing houses on the site and development within the
streetscape along Sandymount Avenue, would provide a satisfactory standard
of residential amenities for the future occupants, would be acceptable in terms
of pedestrian and traffic safety and would, therefore, be in accordance with

the proper planning and sustainable development of the area.

ABP-307072-20 An Bord Pleanéla Page 3 of 8



Conditions

1. The development shall be carried out and completed in accordance
with the plans and particulars lodged with the application and by the
further plans and particulars received by An Bord Pleanala on the 18%
day of June, 2020 and the 20" day of July, 2020, 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. In the interests of clarity, the Board is satisfied that
the layout and quantum of private open space that was submitted with
the application to the planning authority provided a satisfactory level of
private open space to future occupants of the proposed development
and does not require the amendments proposed in the applicant’s
submissions of the 18" day of June, 2020 and the 20™ day of July,
2020.

Reason: In the interest of clarity.

2. All historic building conservation works including mechanical and
electrical servicing of the existing houses shall be in accordance with
the recommendations in the Architectural Heritage Protection
Guidelines for Planning Authorities issued by the Department of the
Environment, Heritage and Local Government in 2005 and shall be
implemented and completed under the direction of a person with
specialist expertise in historic building conservation in accordance with

best conservation practice

Reason: In the interest of clarity, and the special interest and character
of the existing nineteenth century houses and their protection from

unnecessary damage or loss of historic fabric.
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3. 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 all
intended construction practice for the development, including measures
for protection of existing development and boundary walls, construction
traffic routing and management, construction parking, materials
storage, site compound, noise management measures and off-site

disposal of construction/demolition waste.

Reason: In the interests of public safety and residential amenity.

4. Site development and building works shall be carried only out between
the hours of 0700 to 1800 Mondays to Fridays inclusive, between 0800
hours to 1400 hours on Saturdays and not at all on Sundays and public
holidays. Deviation from these times will only be allowed in exceptional
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.

5. 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 prior to commencement of
development. Sample panels shall be erected on site for inspection by
the planning authority in this regard.

Reason: In the interest of visual amenity.

ABP-307072-20 An Bord Pleanéla Page 5 of 8



Details of the proposed arrangements for all hard and soft landscaping
and boundary treatment shall be submitted to, and agreed in writing
with, the planning authority prior to commencement of development.
The planting shall be carried out in accordance with the agreed scheme
and shall be completed within the first planting season following the
substantial completion of external construction works. 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 interests of residential and visual amenities.

Prior to the commencement of the development, the applicant shall
submit and agree in writing with the planning authority, details of the
proposed works to the existing front boundary wall, to include
alterations to provide for the entrance and for the proposed railings to
be mounted which shall be painted black. The height above footpath

level for wall and railings shall not exceed 1.8 metres.

Reason: In the interests of clarity and visual amenities.

Water supply and drainage arrangements, including the attenuation
and disposal of surface water and mitigation measures against flood
risk including in the basement area, shall comply with the requirements
of the planning authority for such works and services. To minimise the
risk of basement flooding, all internal basement drainage must be lifted,
via pumping, to a maximum depth of 1.5 metres below ground level

before being discharged by gravity from the site to the public sewer.

Reason: In the interest of public health.
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10.

11.

The developer shall enter into water supply and wastewater connection

agreements with Irish Water, prior to commencement of development.

Reason: In the interest of public health.

Proposals for a name and numbering scheme and associated signage
for the proposed development shall be submitted to, and agreed in
writing with, the planning authority prior to commencement of

development.

Reason: In the interest of urban legibility.

A plan containing details for the management of waste, 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 prior to commencement of development.
Thereatfter, the waste shall be managed in accordance with the agreed

plan.

Reason: To provide for the appropriate management of waste,
especially recyclable materials, in the interest of protecting the

environment.
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12.

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 Pleanala 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.

Maria FitzGerald
Member of An Bord Pleanala
duly authorised to authenticate

the seal of the Board.

Dated this day of 2020.

ABP-307072-20 An Bord Pleanéla Page 8 of 8



