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Planning and Development Acts 2000 to 2022
Planning Authority: Dublin City Council

Planning Register Reference Number: 3747/23

Appeal by The North Great George'’s Street Preservation Society care of 39
North Great George’s Street, Dublin against the decision made on the 111"
day of April, 2024 by Dublin City Council to grant subject to conditions a
permission to Sevona Limited 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 demolition of the existing two-storey site
structures at Numbers 16, 18 and 19 Rutland Place (circa 882.6 square
metres) and the partial demolition (circa 175.2 square metres) of Number 17
Rutland Place, retaining the below ground brick cellar and ground to first floor
stone rubble walls (circa 96.7 square metres retained above ground level and
circa 139.6 square metres at basement level); alterations to the existing
retained built form at Number 17 Rutland Place to facilitate the construction of
the new development and the construction of a four-storey apartment block
(three fuli storeys plus set back 4™ floor; 14.2 metres maximum height), with
balconies and terraces, to provide 24 number residential apartments (circa
2,085 square metres Gross Floor Area), comprising one number studio unit,
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12 number one bedroom units and 11 number two bedroom (four person)
units. The development will also consist of the provision of communal
amenity space, hard and soft landscaping, boundary treatment; bicycle
parking; piped infrastructural services and connections; ducting; plant; waste
management provision; SuDS measures (including green blue roof); site
lighting and all site development and excavation works above and below
ground on a site of 0.084 hectares, at Numbers 16-19 Rutland Place, Dublin
(located to the rear of Numbers 16-19 North Great George's Street all of
which are Protected Structures (RPS Numbers 3191; 3192; 3193 and 3194).

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 Architectural Heritage Protection Guidelines for Planning
Authorities (2011), the Sustainable Residential Development and Compact
Settlements Guidelines for Planning Authorities, to the provisions of the Dublin
City Development Plan 2022-2028 including the Z1 zoning objective, to the
nature and scale of the proposed development and to the pattern of
development in the area, it is considered that, subject to compliance with
conditions set out below, the proposed development would not seriously injure
the character of the area or the amenities of property in the vicinity, and would
not adversely impact on the character and setting of protected structures in
the vicinity of the site or the character of the North Great George’s Street and
Environs Architectural Conservation Area. The proposed development would,
therefore, be in accordance with the proper planning and sustainable

development of the area.

Lo
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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 received by the planning authority on the 7t
day of November 2023 and the 15" day of March 2024, 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 applicant/developer
shall submit for the written agreement of the planning authority

confirmation that:

(a) the development will be monitored by a suitably qualified architect

with conservation expertise and accreditation, and

(b) competent site supervision, project management and crafts
personnel will be engaged, suitably qualified and experienced in

conservation works.
Reason: In the interest of the protection of architectural heritage in

accordance with the provisions of the Architectural Heritage Protection
Guidelines for Planning Authorities.

ol
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3. Prior to the commencement of development the applicant/developer
shall submit, for the written agreement of the planning authority, a
detailed method statement covering all works proposed to be carried out,

including:

(a) a full specification, including details of materials and methods, to
ensure the development is carried out in accordance with current
Conservation Guidelines issued by the Department of Arts,
Heritage and the Gaeltacht,

(b) methodology for the recording and/or retention of concealed

features or historic fabric exposed during the works,

(c) details of features to be temporarily removed/relocated during

construction works and their final re-instatement,

(d) protection of the built fabric to be retained during the construction
works,
(e) materials/features of architectural interest to be salvaged and

reused,

(f) Details of the methodology for the demolition of part of the ‘garden’
building to the rear of Number 17 to ensure that reusable historic
materials are salvaged and reused in an appropriate manner within
the development, and that the stability and integrity of the
remaining return structure within the ownership of Number 17 North

Great George’s Street is not affected.

(g) Details of the proposed access hatch and stair to the historic vaults
at Number 17.

ol
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(h) Details of a schedule of all consolidation and repair details for the
cellar, how the cellar will be ventilated and maintained (to avoid any
infestation or water damage), how disruption to the nesting birds or
animals within spaces will be avoided and proposals for simple
lighting to facilitate safe access and regular inspections, and fire
protection (if required).

(i)  Details and samples of the fenestration, balcony/guardings and
general detailing, rubble stone wall, proposed ground floor
planters/screens, floor finish to outer and inner entrance halls, front
entrance gates and parapet detail to the top of the brick
walls/parapets and junction/gutter and flashings between Number

15 and the new building at Number 16.

Details are to be accompanied by drawings of an appropriate scale of
not less than 1:20 where required by the planning authority.

Reason: In the interest of the protection of architectural heritage in
accordance with the provisions of the Architectural Heritage Protection
Guidelines for Planning Authorities.

4. Details of the materials, colours and textures of all the exiernal finishes,
including entrance gates 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 and to ensure an appropriate

high standard of development.

el
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5. The proposed double-height screened openings at 15t and 2™ fioor level
on the corner of the boundary wali with Number 20 Rutland Place shall
be omitted.

Reason: To safeguard the amenity of property in the vicinity.

6. The disposal of surface water shall comply with the requirements of the
planning authority for such works and services. Prior to the
commencement of development, the developer shall submit details for
the disposai of surface water from the site for the written agreement of

the planning authority.

Reason: To prevent flooding and in the interest of sustainable drainage.
7.  Prior to the commencement of development the developer shall enter
into a Connection Agreement (s) with Uisce Eireann to provide for a
service connection(s) to the public water supply and wastewater

collection network.

Reason: In the interest of public health and to ensure adequate

water/wastewater facilities.

s
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8.  The developer shall engage a suitably qualified archaeologist to carry
out an Archaeological Impact Assessment (AlA) following consultation
with the National Monument Service (NMS) in advance of any site
preparation works and groundworks, including site investigation
works/topsoil stripping/site clearance/dredging and/or construction
works. The archaeologist shall prepare a comprehensive report,
including an archaeological impact statement and mitigation strategy, to
be submitted for the written agreement of the planning authority in
advance of any site preparation works, groundworks and/or construction
works. Where archaeological remains are shown to be present,
preservation in-situ, establishment of ‘buffer zones’, preservation by
record (archaeological excavation) or archaeological monitoring may be
required and mitigatory measures to ensure the preservation and/or
recording of archaeological remains shall be included in the AlA. Any
further archaeological mitigation requirements specified by the Local
Authority Archaeologist, following consultation with the National
Monuments Service, shall be complied with by the developer. The
planning authority and the National Monuments Service shall be
furnished with a final archaeological report describing the results of any
subsequent archaeological investigative works and/or monitoring
following the completion of all archaeological work on site and the
completion of any necessary post-excavation work. All resulting and

associated archaeological costs shall be borne by the developer.

Reason: To ensure the continued preservation of features or other

objects of archaeological interest.

e
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10.

(a) 38 number safe and secure bicycie parking spaces shall be
provided within the site. Provision should be made for a mix of
bicycle types including cargo bicycles and individual lockers.
Details of the layout and marking demarcation of these spaces
shall be submitted to, and agreed in writing with, the planning

authority prior to commencement of development.

(b) Electric charging points to be provided at an accessible location for
charging cycles/scooters/mobility scooters. Details to be submitted
to and agreed in writing with the planning authority.

Reason: To ensure that adequate bicycle parking provision is available
to serve the proposed development, in the interest of sustainable

transportation.

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, unless an
exemption certificate has been granted under section 97 of the Act, as
amended. Where such an agreement cannot be reached between the
parties, the matter in dispute (other than a matter to which section 96(7)
applies) shall 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 for the area.

e
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11.

12.

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 shall be submitted to, and
agreed in writing with, the planning authority prior o commencement of
development. Thereafter, the agreed waste facilities shall be maintained

and 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.

Prior to commencement of development, 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) shall be prepared
and submitted to the planning authority for written agreement. The
RWMP shall include specific proposals as to how the RWMP will be
measured and monitored for effectiveness. 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 reducing waste and encouraging recycling.

4

ABP-319653-24 An Bord Pleanala Page 9 of 14



13. Site development and building works shall be carried out between the
hours of 0700 to 1900 Mondays to Fridays inclusive, between 0800 to
1400 on Saturdays and not at all on Sundays and public holidays.
Deviation from these times shall only be allowed in exceptional
circumstances where prior written agreement has been received from

the planning authority.
Reason: To safeguard the amenity of property in the vicinity.

14. Prior to commencement of works, the developer shall submit to, and
agree in writing with the planning authority, a Construction Management
Plan, which shall be adhered to during construction. This plan shall
provide details of intended construction practice for the development,
including noise and dust management measures and off-site disposai of

construction/demolition waste.
Reason: In the interest of public safety and amenity.

15. The management and maintenance of the proposed development
following its completion shall be the responsibility of a legally constituted

management company.

Reason: To provide for the satisfactory future maintenance of this
development in the interest of residential amenity.

wel
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16. Proposals for an estate/street name, apartment numbering scheme and
associated signage shall be submitted to, and agreed in writing with, the
planning authority prior to commencement of development. Thereafter,
all estate and street signs, and apartment 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 development shall be erected until
the developer has obtained the planning authority’s written agreement to
the proposed name(s).

Reason: In the interest of urban legibility.

17. 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.

s
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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.

e
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19. The developer shall pay to the planning authority a financial contribution
as a contribution in lieu of the public open space requirement in respect
of public open space benefitting the 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 adopted
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 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: |t is a requirement of the Planning and Development Act, 2000,
as amended, that a condition requiring contribution in accordance with
the Development Contribution Scheme made under Section 48 of the
Act be applied to the permission.

wﬂ/
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20.

The developer shall pay to the planning authority a financial contribution
in respect of the LUAS Cross City Scheme in accordance with the terms
of the Supplementary Development Contribution Scheme made by the
planning authority under section 49 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 Supplementary Development Contribution Scheme made under
section 49 of the Act be applied to the permission.
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Member of An Bord Pleanala ¢
duly authorised to authenticate

the seal of the Board

Dated this (Lt day of ?‘cémg 2025
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