An
Bord Board Order

Pleanala ABP-307222-20

Planning and Development Acts 2000 to 2019

Planning Authority: South Dublin County Council <i';‘ ;

Application for permission under section 4 of the Planni ndWBevetopment
(Housing) and Residential Tenancies Act 2016, in accor Ith plans and
particulars, lodged with An Bord Pleanala on the 25 o} y 2020 by Shannon
Homes care of McGill Planning, 45 Herbert Lané, DuBin

Proposed Development:;

A planning permission for a strategic

hectares at Taylors Lane and E

»  Demolition of exigti
(circa 5,231 sgua

0 S@ven sjoreys and comprising of
mber one-bedroom,
91 number two-bedroom,
o 69 number three-bedroom
all with associated private balconies/terraces to the north/south/east/west

elevations,

+ Block A is six to seven storeys in height and consists of 152 number units in

two number L-shaped buildings along with a creche and two retail units,
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» Block B consists of three number six to seven storey buildings with 141 number

S

units, plus six number two storey duplex units in two buildings providing a i_ial

of 147 number units,

» Block C is five o six storeys in height and consists of 197 number units plus a

community room all in ohe building,

. Provision of a new pﬁblic park along Tayior’s lLane,

e Provision of 372 number car parking spaces and 1,144 number cycle pé s

spaces,

to the site,

* Road improvement works along Edmondstow
junction of Scholarstown Road / Edmondst v
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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 whi of
the Planning and Development Acts and Regulations made ther s
required to have regard. Such matters included any submissj opServations

received by it in accordance with statutory provisions.

Reasons and Considerations

e following:

In coming to its decision, the Board had:
a} the location of the site in an establ area, in an area zoned for

residential,

D) the policies and objectives &f the South Dublin County Development Plan 2016-
2022,

¢) The Rebui!di r lon Plan for Housing and Homelessness 2016,

d) the Natio : i#Bnning Framework, Project ireland 2040 which identifies the

ac:t growth,

e) IhelGuidelnes for Sustainable Residential Developments in Urban Areas and
companying Urban Design Manual — a Best Practice Guide, issued by the
rtment of the Environment, Heritage and Local Government in May 2009,

The Urban Development and Building Heights Guidelines for Planning
Authorities, prepared by the Department of Housing, Planning and Local
Government in December 2018 and particularly Specific Planning Policy

Requirement 3,
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g) The Sustainable Urban Housing: Design Standards for New Apariments,

Guidelines for Planning Authorities issued by the Depariment of the
Environment, Community and Local Government in March 2018,

h) The Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourism and Sport and the Department of the

Environment, Gammunity and Local Government in March 2013,

),

Yt 2000, as amended,

. i . .
nd permission for a development

n) The submissions and observatieps received,
S
),

) Inthe planning authority,
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Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exercise in relation to
the potential effects of the proposed development on designated European Sites,
taking into account the nature, scale and location of the proposed development
within a zoned and serviced urban area, the Screening for Appropriate Assessment
document submitted with the application, the Inspector's report, and submissions
on file. In completing the screening exercise, the Board adopted the report o

Inspector and concluded that, by itself or in combination with other develép
the vicinity, the proposed development would not be likely to have

effect on any European Site in view of the conservation objectiv

and that a Stage 2 Appropriate Assessment is not, therefore geq d.

Environmental Impact Assessment
The Board completed an environmental impacZzs f the proposed

development, taking into account: )
(a) The nature, scale and extent of the, velopment,

submitted in support of the ;- .

(c) The submissions from themmimma

bodies in the course i
(d) The Inspector's p

he Environmental Impact Assessment Report,

nentation submitted by the developer identifies and

y the direct, indirect and Cumuiative effects of the proposed
the environment. The Board s satisfied that the information

s of EU Directive 2014/52/EU amending Directive 2011/92/EU.

Environmental Impact Assessment Report complies with the

e Board agreed with the summary and examination, set out in the Inspector's
‘report, of the information contained in the Environmental Impact Assessment
Report and associated documentation submitted by the developer and submissions
made in the course of the application. The Board is satisfied that the Inspector's
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report sets out how these were addressed in the assessment and recommend{gjcjon

(including environmental conditions) and are incorporated into the Board’s decwron.

Reasoned Conclusions on the Significant Effects
The Board considered that the Environmental Impact Assessment Report,
supported by the documentation submitted by the developer, provided information

which is reasonable and sufficient to allow the Board to reach a reasoned

conclusion on the ssgmf icant effects of the proposed development on the

those arising from the impacts listed below. A ?u-'- ' nwronmental
Management Plan is the overarching genera i@mga rérelevant to the project

design and delivery for the constructlonffa%“ J
o= j.,\

The Board considered that the mérh\mgm 'ié'ant direct and indirect effects of the

proposed development on the%mﬁnent are, and will be mitigated as follows:

_/. -
ik

_\I;_If-;«al '

-

E’I‘ here will be positive impact with regard to

Population and Huma

population due fo ;.'H’e “n the housing stock that would be available in the
area. Furthermére,gun‘ayeased population will help to support future and existing

servnces Tﬁ’ _;Iropgs development is not likely to have adverse effects on

\ “4nd Visual Impacts - The development will present as a new

fment in the landscape and it will change the character radically from the

e stg one. There will also be changed views for some, particularly from the
Housing to the north-west, north and north-east of the site, and to the east of the
site, along Taylor's Lane, and along Edmondstown Road, and from views towards
the site on Scholarstown Road. However, the lands are zoned for residential
development and the proposal is not expected to involve the introduction of new or
uncharacteristic features into the local or wider landscape character setting. The

potential impact will be mitigated by the sethack of the proposed development from
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Taylor's Lane, the reduction in height at the north-eastern, eastern and south-
€. .em extent of the development, the existing screening to the east of the site and
the provision of open spaces within the site.

Traffic and transportation Impacts - These will be mitigated by the reduced level
of car parking, the availability of bus services, and by the completion of road, cycle

and footpath infrastructure, as well as upgrade of existing roads- infrastructure.

Hydrology and Water Services/Material Assets - In relation to
water and foul water, impacts are proposed to be mitigated by const

Bitet! on the subject site by a range
of measures identified in the Environng 0 ipBct Assessment Report, including
construction management -. protection of trees to be retained, landscaping
including the provision of ané Ole

b,

provision of bat and bird pese are not mitigation measures for the purposes

of Apprapriate Asse @ are not designed to avoid likely significant effects

on any Natura 2 sit@s.

Cultural H ge Caltural heritage impacts, which will be mitigated by a

progra i eological investigations undertaken prior to the commencement

oft§ strugtion phase, and the architectural recording of the existing building on
ality and Climate - Impacts on air quality and climate which will be mitigated

measures set out in the Environmenta] Impact Assessment Report.
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Conclusions on Proper Planning and Sustainable Development
The Board considered that, subject to compliance with the conditions set out be Jw
that the proposed development would constifute an acceptable quantum and
density of development in this accessible urban location, would not seriously injure
the residential or visual amenities of the area, would be acceptable in terms of
urban design, height and quantum of development and would be accepiable in

terms of pedestrian safety. The proposed development would, therefore, be in _

accordance with the proper planning and sustainable development of the aj€a.

ol

statutory plans for the area, a grant of permission could materiadly ‘. av
South Dublin County Development Plan 2016-2022 in relawmo -- fg height.
The Board considers that, having regard to the prowsmns bfgb%n?ﬂ(z) of the

Planning and Development Act 2000, as amendecjf thé gfant Of permission in

material contravention of the South Dublin Cogiy&v _ment Plan 2016-2022

; }ration.

¥Ad Development Act 2000 (as

woulld be justified for the following reasons an

\

amended):

The current application h@s ber-}r‘i@dged under the Strategic Housing legisiation

and the proposal is consi _ered g’e strategic in nature. Natlonai policy as

expressed within Re%' :
and Homeiessnesgtgﬁ B‘Bnd the National Planning Framework, Project treland

1ot I‘\rt tﬂegeed for urban infill residential development, such as that

',
L4

& the view of the Board that the objectives of Housing Policy 8, to support higher
;iensities, conflict with the limitations in height contained within Housing Policy 9
Objective 4. While the objectives contained within Housing Policy 8 generally
encourage higher densities and efficient use of lands, at appropriaie locations,
Policy 9 objective 4 seeks fo direct tall buildings that exceed five storeys in height {o

strategic and landmark locations in Town Centres, Mixed Use zones and Strategic
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Development Zones and Subject to an approved Local Ares Plan or Planning

S eme, Given that higher densities are generally associated with increased
heights, restricting developments that exceed 5 storeys to the limited number of
sites that fulfil Policy 9 Objective 4, conflicts with the objective to maximise the most

efficient use of remaining sites, which may also be suitable for higher densities.

In relation to section 37(2)(b) (i) of the Planning and Development Act 2000 (as

amended):

The Eastern and Midland Regional Assembly — Regional Spatial an
Strategy 2019-2031, seeks to increase densities on appropriate gi
City and Suburbs. In relation to Section 28 Guidelines, of parjj
the Urban Development and Building Height Guidelines fog P
prepared by the Department of Housing, Planning and rnment in
December 2018 which state, inter alia, that buildin igh st be generally
criteria as set out in Section
against the criteria therein.
The Sustainable Residentia] Developmeritig Areas and the accompanying
Urban Design Manual i dehissued by the Department of the

same.

In relation to sectj ‘&b (iv) of the Planning and Development Act 2000 (as
amended): %
t

The Boar%r;o
applicafion onyhe Scholarstown Road ('Beechpark' and ‘Maryfield', Scholarstown
"- i16) for a development of 590 number residential units, up to six-

" IPheight (ABP-305878-19). This is located approximately one kilometre to
- of this site. As such, precedent for higher buildings (and higher densities)

Mn currently exist has been established in this area.

ecent approval for a strategic housing development
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Conditions

o

{

1. The development shall be carried out and completed in accordance with the
plans and particulars lodged with the application 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 plahning authority prior'to commencement

of development and the development shall be carried out and completeg

accordance with the agreed particulars. in default of agreement, ;&-

Reason: In the interest of clarity.

2. The mitigation measures and monitoring S
Environmental Impact Assessment Repg@}\and"&%hé}?{blans and particulars
submitted with the application shalijg"in full, except as may
=

otherwise be required in order to coll

. | & e
A Wd
L

Prior to the commencemeRLor O elopment, the developer shall submit a

1eastyes and monitoring commitments identified in the

Ct = ent Report, and details of a time schedule for

Environmental l?a
““ #ation measures and associated monitoring, to the

implementatiop ©

&

planning aughoiiy

Re%sﬁn: ]

/gpr‘%ucﬁan
A _

\} The period during which the development hereby permitted may be carried out

.

;ﬁ;;ferest of clarity and protection of the environment during the

shall be five years from the date of this Order.

Reason: In the interests of proper pianning and sustainable development.
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4. The developer shall comply with all requirements of the planning authority in
-elation to roads, access, cycling infrastructure and parking arrangements. In

particular:

(a)

(b)

(c)

(d)

(f)

Final fayout of works to the Edmondstown Road shall be agreed in advance
with the planning authority and shali conform to the requirements of the
National Cycle Manual regarding cycle lanes. Advanced Stacking Locations
(ASL’s) shall be provided for at the signalised junction with Schola n
Road,

Final Layout of cycle infrastructure within the site and on ne shall
be agreed with the planning authority in advance of com nt of
works, and shall include: (i) Additional covered ¢ t ground
level; (if) Separate bicycle accesses to baseme iff) A toucan

crossing on Taylor's Lane, opposite the pro
the site; (IV) Adequate cycle route thr

olarstown Road Edmondstown Road

g &M s:gnahsedjunctlon to allow for the main

igs submitted with the application, except as

ther conditions,

hen folf in use as a vehicular access,

otal of 372 number vehicle parking spaces shall be provided at the
development of 496 number units. This equates to a residential parking
ratio of 0.7 spaces per unit. These car parking spaces shall include a total
of five number car share spaces and 22 number mobility impaired spaces,

There shall be 1,144 number bicycle spaces provided within the

development,

ABP-307222-20 Board Order Page 11 of 22

!



(g) A Mobility Management Plan is to be completed within six months of
opening of the proposed development. The Mobility Management Plart all
be agreed with the planning authority.

Reason: In the interests of traffic, cyclist and pedestrian safety and to protect

residential amenity.

5. The car parking facilities hereby permitted shall be reserved solely tQs e e

-

6. A minimum of 10% of all car parkin%S I

pages shall be provided with functioning
electric vehicle charging staﬁg&cs!poih

#d ducting shall be provided for all
sfaciitating the installation of electric vehicle

_ déte. Where proposals relating to the

-
7o

SUCRD foposals shall be submitted and agreed in writing with the

Reas njo provide for and/or future proof the development such as would
_‘%té— the use of electric vehicles.

ABP-307222-20 Board Order Page 12 of 22



7. Proposals for the development name and dwelling numbering scheme and
associated signage shall be submitied to, and agreed in writing with, the
planning authority prior to commencement of development. Thereafter, all
signs, and dwelling numbers, shall be provided in accordance with the agreed
scheme. The proposed name(s) shall be based on local historical or
topographical features, or other alternatives acceptable to the planning
authority. No advertisements/marketing signage relating to the name(s) of the

r
-

development shall be erected until the developer has obtainad the p

authority's written agreement to the proposed name(s).

Reason: In the interest of urban legibility and to ensure th

appropriate place names for new residential areas.

8. Details of the materials, colours and textur xternal finishes to the
plication, unless otherwise

agreed in writing with, the planning ai r to commencement of

development. In default of agree i ta@matter(s) in dispute shall be referred

@IENbe landscaped in accordance with the landscape scheme
submi 3 Pleanala with this application, unless otherwise agreed in
wrifing wit planning authority. The landscape scheme shall be
ed fully in the first planting season following completion of the

eepment, and any trees or shrubs which die or are removed within 3 years
o¥Planting shall be replaced in the first planting season thereafter. This work
shall be completed befare any of the dwellings are made available for
occupation. Access to green roof areas shall be strictly prohibited unless for

maintenance purposes.,

Reason: In order to ensure the satisfactory development of the public and
communal open space areas, and their continued use for this purpose,
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10. To ensure the protection of the existing trees to be retained within the
development site, the developer shall implement the tree protection measfz.es
contained within the Tree Survey Report and Tree Protection Drawing
19026_TPP. In addition, prior to the commencement of construction works on
site, the appointed arborist/landscaps architect is to arrange a site meeting with
the Public Realm Section in order to ensure that all free and hedgerow
protection measures as per the Arboricultural Report have been implem in

full on site.

making available for occupat omof anydwellmg

Reason: In the tnter(&\ﬁrﬁmw and public safety.

L5
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12. Water supply and drainage arrangements, including the attenuation and
disposal of surface water, shall comply with the requirements of the planning
authority for such works and services. In particular:

a) A detailed Sustainable Urban Drainage System scheme for the proposed
development which meets the objectives of South Dublin County Council
Development Plan 2016-2022 to be agreed with the planning authority. The
Sustainable Urban Drainage System should be an integrated
multidisciplinary approach which locally addresses water qualitf

quantity, and provides for amenity and biodiversity enhan
Sustainable Urban Drainage System features should i
as swales, permeable paving, fitter drains, rain gar

in hard standing areas and green roofs.

b) Prior to commencement of development thSee: O ris required to submit
Cross-sectional views of ali propo sac linable Urban Drainage System

features referred to in section Al ° . the submitted infrastructure

¢) The developer osed to locate an underground attenuation system
e main entrance access roadway to the west of the
develo gt unclear if this access roadway is to be taken in charge by
e J#this access roadway is to be taken in charge by the council
10 commencement of development, the developer shall obtain

regiment from South Dublin County Council Roads Department regarding

location of this attenuation system underneath the access roadway to

be taken in charge. If the attenuation system must be relocated, then the
developer shall submit a revised surface water drainage iayout drawing
showing relocated attenuation system prior to commencement of
development. The Proposed attenuation volumes must not be adversely
affected in this case.
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d) Prior to commencement of development, the developer shall submit a
report for the written agreement of the planning authority, outlining the
investigation works that took place to determine that there is no 900mm

surface water culvert traversing the subject site to the north east.

e) Prior to commencement of development, the developer is required to
submit a surface water catchment layout drawing in plan view clearly

identifying which surface areas are served by each surface water

erosion and/or sediment build-up at the point of s
time. The outfall must be desngned to ensure that |

conveying features are designetio @ '<’::r- that surrounding

building/structure foundaﬁﬁns are no{ undermmed or adversely affected by
\
infiltrating surface w_a‘{e‘i;; =

F

Y

h)

stetﬂs both in respect of installation and use. All new precast surface
or manholes shall have a minimum thickness surround of 150 millimetre
Concrete Class B.

All drainage works for this development shall comply fully with the Greater
Dublin Regional Code of Practice for Drainage Works.

Reason: In the interest of public health and to ensure a satisfactory standard of
development.
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13.

14,

15.

The developer shall enter into water and/or wastewater connection
agreement(s) with Irish Water, prior to commencement of development.

Reason: In the interest of public health.

A plan containing details for the management of waste (and, in particular,
recyclable materials) within the development, including the provisio llities

for the storage, separation and collection of the waste and, in pagtic

recyclable materials and for the ongoing operation of these f.

development. Thereafter, the waste shall be mangGed

agreed plan.

Reason: In the interest of residential am to ensure the provision of

-)

| take place above roof parapet level, including

adequate refuse storage.

No additional development's
lift motor enclosures, air A g equipment, storage tanks, ducts or other
external plant, teledo Whio&tion aerials, antennas or equipment, unless

authorised by rtheRgrent of planning permission.
C

Reason; the residential amenities of Property in the vicinity and the

visuala iti fthe area.
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16. The management and maintenance of the proposed development following its
completion shall be the responsibility of a legally constituted management
company. A management scheme providing adequate measures for the future
maintenance of public open spaces, roads and communal areas shall be
submitted to, and agreed in writing with, the planning authority prior fo
occupation of the development.

Reason: To provide for the satisfactory future maintenance of this

development in the interest of residential amenity.

proposals as relates to soil importation

construction practice for the deveio --c{uding noise management

details and location of proposed
measures, details of arrangeméggts for roates for construction traffic, parking
during the construction pﬁaﬁe ﬂ%oﬁ-sﬁe disposal of construction/demolition

waste and/or by-pro_ .C'tS“ ),

.ll
A S

A
*ﬁ%&%\*
18. Th d@v opment and construction works shall be carried out in such a

Reason: To protect the residential amenities of propetty in the vicinity.
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19.

20.

Construction and demolition waste shal| be managed in accordance with a
construction waste and demolition Mmanagement plan, which shal| be submitted
to, and agreed in writing with, the planning authority prior to commencement of

Heritage and Local Government in July 20086,

Reason: in the interest of sustainable waste management.

Site development and building works shall pe carried 1% een the
hours of 0700 to 1900 Mondays to Saturdays incjyy tatall on
Sundays and public holidays. Deviation from these es/will only be allowed in
exceptional circumstances where prior writfen I has been received from

the planning authority.

Reason: In order fo safeguard t e amenities of property in the
vicinity,

3
o@
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21. The developer shall facilitate the preservation, recording and protection of _
archaeological materials or features that may exist within the site. In this regyard,
the developer shall -

(a) notify the planning authority in writing at least four weeks prior to the
commencement of any site operation (including hydrological and
geotechnical investigations) relating to the proposed development, .

(b) employ a suitably qualified archaeologist who shall monitor all site
investigations and other excavation works, and q

(c) provide arrangements, acceptable to the planning authority, for ;@%j

& - %

authority considers appropriate to remove. / N

o) )
In default of agreement on any of these requirements@g§ o

referred to An Bord Pleanala for determination.

-y {\\Qﬁ“" y
)

A & 4
Reason: In order to conserve the archan?/qld‘tj%k@\l h rj__’ga e of the site and to

N

secure the preservation and protection _(:51 rer_)ai}rfxs that may exist within the

site. {( %‘ \

A
\

22. All service cables asseeciate with the proposed development (such as

_\Ef:at-i.:'jng"énd communal television) shall be located

electrical, teleco/rg
A

underground., Ay e saffon of uiility infrastructure shall be agreed with the

&
o
e,

relevantfut@yléfo%i&é{ Ducting shall be provided by the developer to facilitate
Y Wi '

) : Qn a{Mbadband infrastructure within the proposed development.

b o

‘ L J'I:". . - - - .
on: Jin the interests of visual and residential amenity.

W All items and areas for taking in charge shall be undertaken to a taking in
charge standard. Prior to developmenti the developer shall submit construction
details of all items to be taken in charge. No development shall take place until

these items have been agreed.

Reason: To comply with the taking in charge standards of the planning

authority..
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24.

25,

Prior to commencement of development, the developer or other person with an
interest in the land to which the application reiates 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,
unless 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 di<®

(other than a matter to which section 96(7) applies) may be referrg '

planning authority or any other prospective party to the agreepis

Pleanala for determination.

Reason: To comply with the requirements of Part V/ e ing and
Development Act 2000, as amended, and of the ho sthategy in the

development plan of the area.

e Of'an insurance company, or other
security to secure the rej -« of public roads which may be damaged by
the transport of mate esa'e, to secure the provision and satisfactory

ecurity shall be as agreed between the planning authority and
e@eveloper or, in default of agreement, shall be referred to An Bord Pleanala

fermination.

Réason: To ensure the satisfactory completion of the development.
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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 thé wféd
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

v OULH

facilitate and shall be subject to any applidable indexation provisions fof
Y

the Scheme.

Reason: ltis a requirement of the Planning v_
bu

amended, that a condition requiring a coni ri n

Memb r ofAn Bord Pleanala
duly authorised to authenticate
the seal of the Board.

Dated this /4 day of @epresmecn 2020
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