An B
Bord oard Order

Pleanala ABP 312916-22

Planning and Development Acts 2000 to 2021
Planning Authority: Dublin City Council

Planning Register Reference Number: 4002/21

Appeal by Arcourt Limited care of Hughes Planning and Development Consultants
of 85 Merrion Square, Dublin against the decision made on the 2nd day of February,
2022 by Dublin City Council fo refuse permission for the proposed development.

Proposed Development: (i) Construction of a part two, part five-storey apartment
block comprising 12 number residential units (six number one-bed units and six
number two-bed units) each with associated balcony/terrace, with pedestrian access
from Oid Naas Road. The proposed development will include 24 number bicycle
spaces at surface level and will benefit from communal open space and 88 number
vehicle parking spaces (comprising 79 number car parking spaces, four number
accessible parking spaces and five number motorcycle parking spaces - permitted
under planning register reference number 4637/18). The vehicular parking is
accessed from the existing permitted entrance under planning register reference
number 2158/17. The proposed development represents a phase of the
development permitted under planning register reference numbers 2158/1 7,4637/18
and 3404/20 which includes the completion of the demolition previously approved
under planning register reference number 2158/17. The overall scheme will provide
for 115 number units (28 number one-bed units, 71 number two-bed units, 15
number three-bed units and one number studio). The proposal includes all ancillary
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site, landscaping, lighting and engineering works necessary to facilitate the
development, all on a site of 0.128 hectares to the south-east of The Sheldon Park
Hotel, along Old Naas Road, Bluebell, 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.

Reasons and Considerations

Having regard to the location of the site in close proximity to a range of public
transport options and other services, the provisions of the Dublin City Council
Development Plan 2022-2028, the Urban Development and Building Heights -
Guidelines for Planning Authorities issued by the Department of Housing, Local
Government and Heritage in December, 2018, the Sustainable Urban Housing:
Design Standards for New Apariments Guidelines for Planning Authorities issued by
the Department of Housing, Local Government and Heritage in December, 2020
(including the December 2022 update), and the National Planning Framework, which
seeks to direct new residential development in cities into built-up serviced areas, the
pattern and character of development in the area and the design and scale of the
proposed development, it is considered that, subject to compliance with the
conditions set out below, the proposed development would constitute an acceptable
quantum and quality of residential development in this accessible urban location,
would not seriously injure the amenities of surrounding properties or detract from the
character or visual amenity of the area, would be in accordance with the Z1
Development Plan zoning objective and would be acceptable in terms of traffic safety
and convenience. The proposed development would, therefore, be in accordance

with the proper planning and sustainable development of the area.
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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, 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 developer shall submit for the
written agreement of the planning authority:

(a) details of the materials, colours and textures of all the external finishes to
the proposed development. For the avoidance of doubt Elevation B_B,
drawing reference PL_200 shall be finished in buff brick.

(b) An updated, Proposed elevation B_B, drawing reference PL_200, (the
drawing submitted with the planning application does not appear to

correctly reflect the as built structure, specifically the upper floors).

Reason: In the interest of visual amenity.

3. Water supply and drainage arrangements, including the 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.
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4. Prior to commencement of development, the developer shall enter into water

and wastewater connection agreements with Uisce Eireann.

Reason: In the interest of public health.

9.  Proposals for a development name, numbering scheme and associated
signage shall be submitted to, and agreed in writing with, the planning authority
prior to commencement of development. Thereafter, all signs and apartment
numbers shall be provided in accordance with the agreed scheme. The
proposed names shall be based on local historical or topographical features, or
other alternatives acceptable to the planning authority. No advertisements/
marketing signage relating to the names of the development shall be erected
untit the developer has obtained the planning authority’s written agreement to

the proposed names.

Reason: In the interest of urban legibility and to ensure the use of locally

appropriate place names for new residential areas.

6. Site development and building works shall be carried out only between the
hours of 0700 to 1900 Mondays to Fridays inclusive, between 0800 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 subject to

the prior written agreement of the planning authority.

Reason: in the interest of residential amenities of surrounding properties and in

the interest of clarity.
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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 management measures for noise, dust and dirt,
and construction traffic management proposals.

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

Prior to the commencement of development, the developer or any agent acting
on its behalf, shall prepare a Resource Waste Management Plan (RWMP) as
set out in the EPA’s Best Practice Guidelines for the Preparation of Resource
and Waste Management Plans for Construction and Demolition Projects (2021)
including demonstration of proposals to adhere to best practice and protocols.
The RWMP shall include specific proposals as to how the RWMP will be
measured and monitored for effectiveness; these details shall be placed on the
file and retained as part of the public record. The RWMP must be submitted to
the planning authority for written agreement prior to the commencement of
development. All records (including for waste and all resources) pursuant to the
agreed RWMP shall be made available for inspection at the site office at all
times.

Reason: In the interest of sustainable waste management.

Operational waste management measures shall comply with the following:

(@) 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.
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(b} The proposed bin store shall be adequately ventilated, drained and

dluminated.

Proposals in respect of (a) and (b) above shali be submitted to, and agreed in

writing with, the planning authority prior to commencement of development.

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

particular recyclable materials, in the interest of protecting the environment.

10.  Prior to the occupation of the development, a Mobility Management Plan/
Residential Travel Plan (including the existing development to the west) shall
be submitted to, and agreed in writing with, the planning authority. This shall
include a car-parking strategy for the overall development and shall provide for
incentives to encourage the use of public transport, cycling, walking and
carpooling by residents/occupants/staff employed in the development and to
reduce and regulate the extent of parking. The plan shall be prepared and
implemented by the management company for all units within the existing and

proposed development.

Reason: In the interest of encouraging the use of sustainable modes of

transport and reflecting the needs of pedestrians and cyclists.

11. 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 to
commencement of development.

Reason: To provide for the satisfactory future maintenance of this development

in the interest of residential amenity.
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12.  All service cables associated with the proposed development (such as
electrical, telecommunications and communal television) shall be located
underground. Ducting shall be provided by the developer to facilitate the
provision of broadband infrastructure within the proposed development. All
existing overground cables shall be relocated underground as part of the site

development works.

Reason: In the interests of visual and residential amenity.

13.  No additional development, including lift motor enclosures, air handling
equipment, storage tanks, ducts or external plant, or telecommunication
antennas, shall be erected at roof level other than those shown on the plans
and particulars lodged with the application. All equipment such as extraction,
ventilation systems and refrigerator condenser units shall be insulated and

positioned so as not to cause noise, odour or nuisance at sensitive locations.

Reason: In the interests of visual and residential amenities.

14.  Prior to commencement of the development, proposals for the treatment and
finishing of the gable of the existing dwelling along the eastern site boundary
shall be submitted to, and agreed in writing with, the planning authority.

Reason: In the interest of visual amenity.

15.  Prior to commencement of the development, the following shall be submitted to,
and agreed in writing with, the planning authority:

(@) Proposals for improved pedestrian linkage between the proposed
apartments and the cycle parking and bin stores.

(b) Proposals for the provision of non-standard cycle parking spaces.

(c) Proposals for the management and control of the proposed vehicular
access to restrict access to emergency and servicing use only.

Reason: In the interest of encouraging the use of sustainable modes of
transport and reflecting the needs of pedestrians and cyclists.
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16.

17.

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,
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 dispute
(other than a matter to which section 96(7) applies) may be referred by the
planning authority or any other prospective party to the agreement to An Bord

Pleanala for determination.

Reason: To comply with the requirements of Part V of the Planning and
Development Act 2000, as amended, and of the housing strategy in the

development plan of the area.

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 and satisfactory completion of roads, footpaths,
watermains, drains, open space and other services required in connection with
the development, coupled with an agreement empowering the local authority to
apply such security or part thereof to the satisfactory completion 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 Pleanala for determination.

Reason: To ensure the satisfactory completion of the development.
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18.  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.

Mary Henchy /

Member of An Bord Pleanala
duly authorised to authenticate
the seal of the Board.

A
Dated this ,? dayof / . 2023.
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