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Board Order  

ABP-308285-20 

 

 

Planning and Development Acts 2000 to 2020 

Planning Authority: Dublin City Council 

Planning Register Reference Number: 2571/20 

 

 

Appeal by Evan Duggan Associates of 121-122 Baggot Street Lower, Dublin 

and by Gary O’Brien of 3 Newport Street, off James Street, Dublin against the 

decision made on the 31st day of August, 2020 by Dublin City Council to grant 

subject to conditions a permission to Sandra Doone care of Manahan 

Planners of 38 Dawson Street, Dublin in accordance with plans and 

particulars lodged with the said Council: 

 

 

Proposed Development:  Demolition of the existing single storey bar at 

ground and basement level and construction of a new part two-storey to part 

four-storey over basement building of circa 587 square metres for use as a 

hotel. The proposal will comprise of 17 number en-suite bedrooms over the 

four floors. The proposal seeks to extend the existing basement (130 square 

metres) which would contain a store room, staff area and gym facilities. The 

proposed development will also consist of hotel lobby, reception, and hotel 

support at ground floor and terrace amenity at third floor (18 square metres) 

and all ancillary site works at The Brewery Bar, 5-9 Newport Street, Dublin. 
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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 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.  

 

 

Reasons and Considerations 

 

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

2022, to the urban infill nature of the development, and to its design, scale 

and layout, the Board considered that, subject to compliance with the 

conditions set out below, the proposed development would not seriously injure 

the residential amenities of adjoining properties or the visual amenities of the 

area. The Board further considered that the proposed development 

represented a carefully considered design response to the site context. The 

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

planning and sustainable development of the area. 
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In deciding not to accept the Inspector's recommendation to refuse 

permission, the Board concurred with the planning authority’s decision and 

was satisfied that the proposed development, having due regard to its 

proximity and height along its northern boundary with the Harbour House 

Apartments, would not seriously injure the residential amenities by reason of 

visual impact, visual obtrusion, overbearing, overshadowing or any significant 

loss of daylight to existing apartments. The Board considered that having 

regard to the urban infill nature of the site a certain amount of diminution of 

daylight to the courtyard to the north was acceptable.  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 and completed in accordance with 

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

further plans and particulars submitted on the 5th day of August, 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.  

 

Reason: In the interest of clarity. 

 

2. 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.   

   

Reason: In the interest of visual amenity. 
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3. 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. 

 

4. Prior to commencement of development, the developer shall enter into 

water and/or wastewater connection agreement(s) with Irish Water.   

  

Reason: In the interest of public health. 

 

5. Drainage arrangements, including the attenuation and disposal of 

surface water, shall comply with the requirements of the planning 

authority for such works and services.  

   

Reason: In the interest of public health. 

 

6. A plan containing details for the management of waste and, in particular, 

recyclable materials within the development, 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. Thereafter, the waste 

shall be managed in accordance with the agreed plan.  

   

Reason:  To provide for the appropriate management of waste and, in 

particular recyclable materials, in the interest of protecting the 

environment. 
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7. Details of proposed signage shall be submitted to and agreed in writing 

with the planning authority prior to commencement of development. In 

this regard, signs shall be restricted to a single fascia sign using sign 

writing or comprising either hand-painted lettering or individually 

mounted lettering. 

 
Reason:  To protect the visual amenities of the area. 

 

8. Notwithstanding the provisions of the Planning and Development 

Regulations 2001, or any statutory provision amending or replacing 

them, no advertisement signs (including any signs installed to be visible 

through the windows), advertisement structures, banners, canopies, 

flags, or other projecting elements shall be displayed or erected on the 

buildings or within the curtilage of the site, unless authorised by a further 

grant of planning permission. 

 

Reason:  To protect the visual amenities of the area. 

 

9. The developer shall facilitate the preservation, recording and protection 

of archaeological materials or features that may exist within the site.  In 

this regard, 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 

   

(c)   provide arrangements, acceptable to the planning authority, for the 

recording and for the removal of any archaeological material which 

the authority considers appropriate to remove. 
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In default of agreement on any of these requirements, the matter shall 

be referred to An Bord Pleanála for determination. 

   

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. 

 

10. 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 hours of working, noise 

management measures and off-site disposal of construction/demolition 

waste.  

   

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

 

11. 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.  
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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                      2021. 

 


