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1.0

1.1.

2.0

2.1.

22

2.3,

24,

Introduction

This is an assessment of a proposed strategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and
Residential Tenancies Act 2016.

Site Location and Description

The site is a brownfield site on Sheriff Street Lower, Dublin 1. The sij€, witha Stated
area of 2.88 ha, is at a strategic location in the city given its proximﬁy tb»\(_)onh'c:)lly
Station {mainline rail, DART and LUAS services), Busaras (n,ati,énéi 'gi;iuséervices)
and Dublin Bus services along Amiens Street. The site is alsaif th_ge Dﬁblin

Docklands Strategic Development Regeneration Area ($DRA) i

The site includes: (a) an area of 1.98 ha which c:,or'hﬁseééan éxisting surface car
park and aftendant buildings; (b) the air rlghts to a 0. 83}15\ area above the existing
rail sides; and (¢} 0.07 ha of land prowdlng access V|a existing vaults, to Seville
Place and Sherriff Street Lower. ltis bound by Connolly Station to the north west,
Sheriff Street Lower/Commons Streef‘tQ the south and Orie! Street Lower to the

east. Thereis alsoa propoged pedgstnan link to Seville Place to the north.

Most of the site has been bwlt up and infilled to match the level of the railway tracks
and the main stationa, It S|ts up fo 7 metres above the surrounding street and
footpath levels o Sherrlff S’treet Lower {1.5-1.9m AOD) and Oriel Street Upper (1.0-
1.7m AOD) Tha slte is"cu rrently accessed from Sheriff Street Lower and from
Connolly Statlonll

There are a Hiimber of historic structures on the site that form part of Protected

; S’fructm:e RPS No. 130 Connolly Station. The buildings include the remnants of the
Luggage Store building on Sherriff Street Lower, the remnants of the

WﬂrkshopNaults Building facing onto Sheriff Street Lower, Vaults connecting to
Seville Place; and masonry walls bounding the site. Other maintenance and
administration buildings on the site are modern structures that will be demolished to
facilitate the development. The boundary along Commons Street/Sheriff Street
Lower and Oriel Street comprises a 4-metre-high protected stone wall which extends

to the entrance with Oriel Hall. There is an existing single storey red brick building
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2.5.

3.0

3.1.1.

3.2.

3.3.

known as Oriel House located at the junction of Sherriff Street / Commons Street
and Oriel Street at the southern end of the site. It is proposed that this will be
demolished to facilitate the commercial element of the masterptan proposal.

The site extends to the north west up to an existing Irish Rail Maintenance shed.
Existing Irish Rail buildings to the north of the site abutting Seville Place are _
excluded from the application site, save for a proposed walkway to Seville Place via
one of the vaults. Oriel Hall is an established residential enclave of housing _locatéd
to the north east of the site. To the south of the site along Sheriff Street thére are
existing office and residential blocks. Development along Oriel Street and Seville
Place is residential in character comprising a mix of two storey-period properties and
more recently constructed two and three storey housing.

Proposed Strategic Housing Development

Permission is sought under the subject SHDsapplicationfor the construction of 741
no. Build to Rent apartments; residential support-facilities and amenities
(1,444sq.m); and retail, commercial afd community floorspace (3,142 sq.m). The
proposed development is containédii8no, blocks (B1, B2, B3, C1, C2, C3, D1, D2)
that range in height from 4 to/Z3 Storeys:

The application is accompanied. by,4 masterplan for a larger mixed-use development
that comprises resigenﬁa], commercial office, hotel and retail floorspace. The
application documeritation %dicates that the office and hotel blocks detailed in the
masterplan (A E and.D3) will form part of a future planning application to Dublin City
Council under Seclion 34 of the Planning and Development Act. The application
documentation States that the SHD application includes the infrastructure for the
entire site.inﬁluding main pedestrian streets, connections to adjoining street network,
drainage infrastructure and associated services.

The proposed development is summarised as follows:

Block | Internal Height Storeys | Mix T
No. GFA
B1 11,260sq.m | 54.917m 15 Studio: 25, 1-bed: 37, 2-bed: 51
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3.4. The breakdown of units is summarised as follows:

B2 10,831sq.m | 54.917m 15 Studio: 20, 1-bed: 35, 2-bed: 51

B3 g,766sgq.m 51.767m 14 Studio: 22, 1-bed: 60, 2-bed: 27,
3-Bed: 1

C1 12,705sq.m | 79.450m 23 Studio: 84, 1-bed: 40, 2-bed: 41

C2 4.890sq.m | 39.6156m 11 Studio: 9, 1-bed: 33, 2-bed: ;,;3-
Bed: 4 A

C3 |6775sqm | 39.650m |11 Studio: 40, 1-bed: 18! 2:b&e: 23

D1 8.418sqm |53.392m |15 Studio: 10, 1-bgd: 25 2-bed: 44,
3-Bed:1

D2 3,890sq.m 30.950 m 8 Studia;, 18, 1’45@&8, 2-bed: 11

Unit Type No. QfUnlts %
Studio 2Bl 30.8
1-Bed 256 34.5
2-Bed V251 33.87
3-Bed 6 1
TOTAL' 741 100%

3.5. Otht__a;:.-fptpﬁpsed‘_ﬂevelopment can be summarised as follows:

K

S

_ o {Residential amenities including a gym, resident’s lounge, work areas, meeting

) woms, dining rooms and recreational areas (GFA of 1,444 sq.m);

- Basement (7,253.4 sq.m) with a new vehicular access from Oriel Street Upper
incorporating car parking, cycle parking, plant rooms and waste management
facilities;

« 10 no. units providing retail, commercial, and community use (GFA of 3,142
sq.m).
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3.6.

Development Parameters:

Parameter Site Proposal

Overall Site Area 2.88 ha

No. of Residential Units 741 BTR Units

Internal GFA 68,535 sq.m g
Retall 2,591sq. metres

Community 551sq.metres 7

Residential Amenity/Support Facilities 1,444 sq. metres

Public and Semi Private Open Space 18,562 sq. metres

Car Parking 238 spaces (180°CIE* 58 SHD)
Bike Parking 1,406 spaces

Density £57 units per ha

Plot Ratio SHD 2.38;. Masterplan 3.75
Site Coverage h22.8%

4.0 Planning History

4.1.

4.1.1.

The following.plan n'ing.history relates to the application site:

PA Ref.41/2863: Permission granted by Dublin City Council in May 2012 for a mixed-
use development with a floor area of 81,538 8¢. metres comprising residential (106

units), office, leisure and community uses on a c. 3-hectare site. The development

- provided for a series of blocks ranging in height from 4 to 7 storeys. The PA opinion

sets out a detailed schedule of the permitted development. Expiry date of 227 May
2022.

Recent planning history in the area:

PA Ref. 18/3996: Permission for demolition of existing structures associated with an
existing petrol filling station and for the construction of a part four storey, part six
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storey and part seven storey hotel development at no. 96 to 98 Amiens Street on
fands to the west of the SHD site.

Section 5 Pre Application Consultation

A Section 5 pre-application consultation took place at the office of An Bord Pleanala
on 29" May 2019. The main topics raised for discussion at the tripartite meetldg :

were based on the agenda that issued in advance as follows: /
J;_;:f\ %

."\.Z, £

1. Compliance with SHD/Environmental Legislation. b _

2. Development strategy for the site to include inter alia urban deﬁign, .Lﬁciudlng
the height and architectural treatment of the bundmgs(and the inxerface with
public streets. _ )

3. Residential support facilities and amenities lnclud%ng theaprowsmn of open
space and other residential facilities, amthew_nd; isupport services within
the scheme. \

4. Residential amenity including the sﬂandard of amenlty for future occupants

including the type of the proposed apartm’ents their management, access to

daylight and sunlight and pnvaté Qmenlty space. The impact of the
development on surrgundlngs re3|dent|al dwellings.

Car parking ratlogale

Site serwces., :

Childcarg.

Any otﬁer matters

o N O O

9. Any othen; maﬁers

A cqpy of t’rie InSpector s report and Opinion is on the file for reference by the Board.

A copy of the record of the meeting is also available on the file.

stﬁ‘l:;f'atﬂi?fication of Opinion

The An Bord Pleanala opinion stated that it is of the opinion that the documents
submitted require further consideration and amendment to constitute a reasonable
basis for an application for strategic housing development to An Bord Pleanala. The

issues set out in the opinion can be summarised as follows:
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1.

2.

3.

The applicant to demonstrate that the proposed development can be
considered under the provisions of the SHD legislation.
Further consideration / justification in relation to:
The height strategy and design approach, particularly the bulk, scale and
massing of the 22-storey tower and the need to ensure that the design of
the tower and other buildings are exemplar and provide the optimal
architectural solution for this strategic site. :
The treatment, aesthetic design, articulation and animation of the fagades’
and the need to avoid monotonous elevations.
The provision of appropriate connections and pedestrian’ permeablllty
through the site, particularly to Connolly Station.
Design and treatment of public open spaces to ensure that'fhey are
appropriate to the future residential commupity.
The high concentration of 1 bed and studio units,
Further consideration / justification of documents-as they relate to future
residential amenities, with partlcu!ar regard to residential support and
communal facilities.
Further consideration / justifieationof documents as they relate to the private
amenity space for indiyidUabunits, the extent of single aspect units and
sunlight and daylight access.

Further considggationy/ justification in relation to the car parking strategy.

The applicant Was advised to submit specific information to inciude the
followjng: architectural report and drawings outlining the design rationale for
the proposell Building height and scale; a report that addresses the provision
of\resideft support facilities and resident service and amenity areas within the
scheme; proposals for the management and operation of the proposed
development as a ‘BTR’ scheme; a Building Lifecycle Report; a report
detailing materials and finishes within the development with particular regard
to the requirement to provide high quality and sustainable finishes and to
create a distinctive character for the overali development; a daylight and
suniight analysis; a covenant or legal agreement to ensure that the
development remains in use as Build- to-Rent accommodation; a Housing

Quality Assessment; photomontages, cross sections, axiometric views and
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5.3.

5.3.1.

CGls; visual impact analysis (to include views from the wider historic areas of
the City) to indicate potential impacts on visual and residential amenities;
drawings and cross sections showing the relationship between the
development and adjacent residential units and adjoining streets; childcare
demand analysis; a phasing plan; relevant third party consents; Quality Audits
(Road Safety Audit, Access Audit, Cycle Audit and Walking Audit); and a,.«
Mobility Management Plan.

Applicant's Response to Pre-Application Opinion

The application includes a statement of response to the pre- appﬁcatn@h cansultatlon
as provided for under section 8(1)(iv) of the Act of 2016, which may. bg’summarised

as follows:

SHD legislation

« The proposed development is for 741 resi__den.t‘ial“ units with an overall gross floor
area of 68,535 square metres, including_ 1,444§c1.m of ancillary residential
floorspace and 7,253 sq. m of angillary ﬁé‘érspéc'é at basement level. A total of
3,142 sq.m of ‘other uses’ are proposed within the limitations of the Act.
Permission will be sought,for o’t‘her uses under a separate Section 34 application.
The applicant is sat;sjled that the proposed development is compatible with the
provisions of SHD Iegislatten '

Development Strw

s The Development Plan allows for building heights of 50m+ at this location. The
hejght SIrategy fesults from evaluation of the performance-based criteria in the
'leVeiopment Plan and Urban Development and Building Height Guidelines.
-Suppor‘ﬁng documentation (Design Assessment, Architecis Design Statement,

Masterplan Visual Impact Assessment and Photomoniages under separate

Vcover) demonstrates compliance. The VIA (Ch 6 EIAR) confirms that the site is
capable of absorbing the height proposed. The design has evolved to respond o
the distinct qualities of this brownfield industrial site that is adjacent to a major
transport hub. The Development Plan and national policy endorses increased
building height at such locations and seek a performance-based approach to the
consideration and assessment of taller buildings (50+). The response details
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how the criteria are met and concludes that the proposed development does not
have any adverse impact on historic views and vistas of the city.

In relation to the facades and elevational treatment, the facade design for each of
the buildings has been developed in order to respond to concerns raised
regarding ‘monotonous and repetitive’ design solutions. The design seeks to
ensure a coherent, legible and architecturally rich proposal (Architects Design
Statement Section 07). Key considerations include the response to the/industrial/
and urban context, need for human scale and a visual presence and need mr
architectural variety. While there is an inherent legibility of approach between
each building, the assembly of materials differs from building*to building to create
a subtle richness to the approach.

In response to issues raised at pre-application stage the applicant has secured
additional site area from CIE to enhance linkages ahd peimeability from the site
to the surrounding streets. The site is bounded'by bujldings and stone walls that
are protected structures. The proposed development would include a number of
punctuations in the boundary allowing access./Within the site there are a series
of streets and spaces at ground levelwhich will be publicly accessible at al|
times. In response to issues raised at pre-application stage in relation to a direct
connection to Connolly Station, the Masterplan acknowledges the potential of this
connection and is engaging with CIE to secure a connection. Significant
technical and engdineering isSues need to be resolved before such a connection
can be delivefed. The proposed development improves permeability enhancing
accessibility to a major public transport hub with new links between Seville Place
/ FivesLamps, Gbnnolly Station and Docklands Financial Centre.

Ifi relatlon to the design and treatment of open spaces, the proposed
development provides a rich series of spaces, generous in extent, with a weli-
copnected and proportioned public realm and extensive semi-private spaces to
serve residential and office developments themed the ‘High Line’. In addition, the
residential blocks have well designed courtyards, roof gardens and terraces
associated with the individual blocks and for their exclusive use. The design
team have engaged with the DCC Parks Department. The landscape proposal
offers entrances from surrounding streets to a distinctive public space. The
exterior ground is defined by historic cobbles and bespoke aggregate concrete
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with planters, reflecting the industrial heritage of the site. The external spaces
are linked to adjacent ground floor uses and residential entrances, together with
through routes connecting with adjoining streets. The design includes seating,
trees, ribbons of low planting, water retention and aflows sun and shadows to

move through the site.

« The number of studio and one bed units has been reduced from 71.1% at p;e N
application stage to 65. 3% (30.8% studio and 34. 5% one beds). Natlonal p@hcy
documents, inciuding the NPF and Apartment Guidelines identify the neéd for 2 '
greater mix of housing types and tenures and the increased ﬂexmﬂl’ty in’ resﬁect
of BTR schemes. The submitted Residential Needs Assessmentﬁrovzdes a
demographic profile of the area arguing that there is a nded fer predomlnantly
studio and one bed units. The submission also argues t_hat«theafnlx will improve

the international competitiveness of Dublin.

Residential Support Facilities and Residents Ser\uces and Amenities

« The Architects Design Statement outlmes in detall the quantum of residential
support facilities, services and amemhes The apphcant engaged a BTR operator
to ascertain the preferences for this type of accommodation having regard to the
typical profile of renters i mmﬂés urban locations. The process has informed the
range and extent of facﬁltles ser\f ces and amenities proposed to serve the future
residential populatlon of theﬂs‘ﬁe The facilities and amenities have been
incorporated havmg regafd to SSSR7(b) of the Apartment Guidelines. The
response, mciudes a#ewew of other BTR schemes approved by the Board (p23)
and cgntendg that the proposed scheme is comparable in terms of resident

seﬁiicéé;----faciﬁties and amenity spaces.

Rasmiéntlal Amemty

o The Archltects Design Statement outiines the distribution, function, categorisation
; ’and quantum of amenity space provided. A Housing Quality Audit (HQA) is
submitted in support of the application. in accordance with the provisions of
SPPR 8 a total of 4,003sq.m of private amenity space is required, with a fotal
area of 4,032sq.m. SPPR 8 allows for flexibility to provision of private amenity
space, in cognisance of the fact that not every site of development is suited to the

provision of private balconies and gardens for every unit. The applicant has

ABP-305676-19 Inspector's Report Page 13 of 95



offset the shortfall in private balcony space by inclusion of semi-private and
community amenity spaces that will counter the shortfall and enhance amenity
within the development. In response to comments in relation to daylight and
sunlight, the development has been amended and no longer contains any north
facing single aspect apartments. The current proposal achieves 42% dual aspect
apartments. The submitted Daylight, Sunlight & Overshadowing Report '
concludes that 68% of amenity areas will receive more than 2 hours of su_n_ligHt-
on March 21st - exceeding BRE minimum standards; 98% of roomsﬁtes:ted will
achieve a projected Average Daylight Factor above the BRE recommendations:;
overshadowing on surrounding properties will be almost identicalitd that’from the
previously permitted scheme and all points tested on adjothingssites are
appropriate for a high-rise development under BRE guidance.,.

Car Parking

In response to the ABP opinion, the total numbenof car pérking spaces has been
reduced from 240 to 58 no. basement car parking Spaces which will be available
for the exclusive use of future residents ofthe BTR scheme., The spaces will be
available on a car sharing basis. Unﬂ@_r the terms of the agreement with CIE the
applicant is required to maintain *80 no. carparking spaces exclusively for CIE.
CIE currently have 390 car parking spaces on the site to meet the operational
needs of Connolly Station. The {80 No. spaces do not form part of the subject
application (see ghcldsed Legal Opinion) as this is an established use within the
site. Combined, é total #f 238 no. spaces (180 no. CIE and 58 no SHD) will be
provide fefimthe overall development when completed. Car parking is provided
at a rate'of 1 space per 12.8 apariments. The applicants have been advised by
the PA.and the NTA that the site could be considered appropriate for zero
parking,pfovision.
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0.0

6.1.

6.2.

6.3.

Relevant Planning Policy

Section 28 Ministerial Guidelines

Having considered the nature of the proposal, the receiving environment, the
documentation on file, including the submissions from the Planning Authority, J.am of

the opinion that the directly relevant S.28 Ministerial Guidelines are: Py :: \'

. Guidelines for Planning Authorities on Sustainable Residential DeVngpmgnf in
Urban Areas’ (including the associated ‘Urban Design Mam;a‘f’ 5 '

. Design Manual for Urban Roads and Streets.

. Sustainable Urban Housing: Design Standards for New Apartments (2018).

. Childcare Facilities — Guidelines for Planning Authenties

. Urban Development and Building Helghts - Guidelmes for Plannlng Authorities
2018. R

e  Architectural Heritage Protection — GU' delines for Plannlng Authorities.

. The Planning System and Flood R:sk Management (including associated
Technical Appendices).

National Planning Framework
Chapter 4 of the Framewotk addresSes the topic of ‘making stronger urban places’

and sets out a range, of et;:_lectlves which it is considered will assist in achieving
same. National Pﬂi.’cﬁyziﬁbjééti'\!e 13 provides that in urban areas, planning and
related stanga‘r&s\(k ih'c;l!.;idri"ﬁg in particular building height and car parking, will be
based ony :perfbrméﬁc'e; criteria that seek to achieve well-designed high quality
outcomes m order to achieve targeted growth. These standards will be subject to a

rang& Bf tolerance that enables alternative solutions to be proposed to achieve

/ stai:_e.d Qufcomes, provided public safety is not compromised and the environment is
\suitgbly protected.

Development Plan

The Dublin City Development Plan 2016-2022 is the relevant statutory plan for the

area. The following provisions are considered to be relevant.
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The site is zoned Z5 with an objective “to consolidate and facilitate the development

of the central area and to identify, reinforce, strengthen and protect its civic design
character and dignity”.

“the primary purpose of this zoning is to sustain life within the centre of the city
through intensive mixed-use development, to provide a dynamic mix of uses which
interact with each other, help create a sense of community, and which sustainhe
vitality of the inner city both by day and night. As a balance and in recognitiot of ‘fhe
growing residential communities in the city centre, adequate noise reduction
measures must be incorporated into development, especially mixed—dse :
development, and regard should be given to the hours of operatien (see Chapter 16,
Section 16.36 ~ Noise). Ideally, this mix of uses should occurbeth verfically through
the floors of the building as well as horizontally along the street frontage....”

Chapter 4 ‘Shape and Structure of the City’ sets parameters#or the creation of
sustainable communities in association with the objectives of other chapters. Policies
include: SC5 to promote the urban design and architectural principles set out in
Chapter 15, and in the Dublin City Public Realn Strategy 2012, in order to achieve a
quality, compact, well-connected city; SG7 to protect and enhance important views
and view corridors into, out of and vﬁibin the city, and to protect existing landmarks
and their prominence (Fig. 4 details\'Key Views and Prospects’); SC13 to promote
sustainable densities (thatiare appropriate to their context and supported by
community infrastricture);, particularly in public transport corridors, which will
enhance the urban form,afid spatial structure of the city and having regard to the
safeguarding criteria 'set. out in Chapter 16; SC14 to promote a variety of housing
and apartment types; and SC16 to recognise that Dublin City is fundamentally a low-
rise’city,andithat the intrinsic quality associated with this feature is protected whilst
alsorecognising the potential and need for taller buildings in a limited number of
lacations subject to the provisions of a relevant LAP, SDZ or within the designated
SDRA's.
Section 4.5.4: Taller Buildings states the following:
- “Clustering of taller buildings of the type needed to promote significant
densities of commercial and residential space are likely to be achieved in a
limited number of areas only. Taller buildings (over 50m) are acceptable at

locations such as at major public transport hubs, and some SDRAs
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6.3.1.

6.3.2.

6.3.3.

6.3.4.

- The plan states that it is policy to provide for tailer buildings in those
limited locations identified in the ‘Building Height in Dublin Map’ in order to
promote investment, vitality and identity. 4 locations are identified for high
rise buildings of 50m+ including Connolly Station (Fig. 39 Chapter 16
refers).

. Itis stated that “In all cases, proposals for taller buildings must respegtay,
their context and address the assessment criteria set out in the . * : _
development standards section, to ensure that taller buildings¢ échle\;e h;gh
standards in relation to design, sustainability, amenity, lmpacts en the

receiving environment, and the protection or frammg of lmgortan-t Views.”

Chapter 5 ‘Quality Housing' sets out policies to support sustamable buﬂdmg and
design. Policies include: QHG relating to attractive mlxed use netgﬁbourhoods QH7
relating to sustainable urban densities and high standards of urban design and
architecture; QH8 relating to the development, of vacam orunder-utilised infill sites;
QH18 and QH19 relating to the provision of High _qtiahty apartments that meet a

range of needs.

Chapter 11 ‘Built Heritage and Cultfur'a’.\sets out policy in relation to the safeguarding
and protection of built heritage, 'pm'tec'téd structures and architectural conservation
areas that are relevant (e g CHC'I GHic2, CHC4 and CHCS).

Chapter 15 relates tQ Strateglc Deve!opment and Regeneration Areas. The site is
within SDRA 6 Docklands he CDP states that the designation of the Docklands,
including the Decklandg SDZ as a strategic development and regeneration area
(SDRA) pioxndes fo; the continued physical and social regeneration of this part of the
cnty consoildatmg the area as a vibrant economic, cultural and amenity quarter of the

cnty whtlst also nurturing sustainable neighbourhoods and communities.

) " Sec'tlon 15.1.1.7 sets out guiding principles for SDRA 6 addressing social &

c@mmunlty development; housing; employment; education; social; economic;
business; maritime; marketing; environmental; movement / transport; land-use;

urban design; flood risk; and implementation.

Chapter 16 ‘Development Standards’ sets out standards for design, layout, mix of

uses and sustainable design including standards for Large Scale Development
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7.0

7.1.1.

(Section 16.2.2.1), Infill Development (Section 16.2.2.2), Density (16.4), Plot Ratio
(16.5), Site Coverage (16.6), Building Height (16.7), Standards of Accommodation
(16.10), Car Parking (16.38) and Cycle Parking (16.39).

Section 16.7 addresses Building Height. it states that:

“All proposals for mid-rise and taller buildings must have regard to the assessments,
criteria for high buildings as set out below:

Relationship to context, including topography, built form, and skyling havi_rng'
regard to the need to protect important views, landmarks, prospectsagd
vistas.

Effect on the historic environment at a city-wide and localdeye).

Relationship to transport infrastructure, particularly public.tansport
provision. '

Architectural excellence of a building which is dfislender proportions,
whereby a slenderness ratio of 3:1 gr mere shotild be aimed for.
Contribution to public spaces and facilifies, including the mix of uses.

Effect on the iocal vs:nwimnmentL including micro-climate and general
amenity considerations. R

Contribution to permpeability and legibility of the site and wider area.
Sufficient accompanying material to enable a proper assessment, including
urban design study/masterplan, a 360 degree view analysis, shadow impact
assessmentyWind impact analysis, details of signage, branding and lighting,
and. relativehéig hf studies.

Adoption pf best practice guidance related to the sustainable design and

construefion of tall buildings.

‘Evaluation of providing a similar level of density in an alternative urban

form.

Section 16.2.2.1 of the plan addresses Large-Scale Development.

Applicant’s Statement of Consistency

The applicant has submitted Statements of Consistency as per Section 8(1)(iv) of the

Act of 2016, which indicates how the proposal is consistent with the policies and
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objectives of Section 28 guidelines, the Gounty Development Plan and regional and
national planning policies. The following points are noted:

National and Regional Policy and Section 238 Guidelines

« The development is in compliance with relevant national and regional policy
together with Section 28 ministerial guidelines.

« Development complies with policy objectives of the NPF, including pollcy
objectives relating to population and employment growth in cities aad subunbs
developing cities of international scale; creating high quality urpan places;
regeneration; performance-based standards; increased de,nsl_ty-,:systa-mable
travel: equality; climate change; and environmental asseésment-, y

« The development complies with the policy objectlves ef the Reglonal Spatial and
Economic Strategy (RSES) for the Eastern and I\Mdlands Reglonal Assembly
(2019-2031), including policy objectives rel_a_tmg_f;o "t_:he development of
infillbrownfield sites, sustainable transﬁor’c,‘ ﬁi’ghﬂer densities, housing mix and
tenure. 7 >

o In terms of the Sustainable Urban -Héu_sing: Design Standards for New
Apartments (2018) the g@ndapds{in relation to unit size, dual aspect, lift and stair
cores and internal gtOraé;g _,arejnet. The guidelines allow for a relaxation on unit
mix and open §pé'ce _f_c')ur'-?._B_}'R schemes (SPPRS) and the site is a central and /or
accessib[ed,urb‘an _I_oca;ﬁon that is suitable for reduced carparking (Section 4.19).
Detailsg"’of érediégj;ed amenities are set out in Section 4 of the Architectural Design
Statement in,édéordance with SPPR 7.

. Tthrban Development and Building Heights Guidelines promote a significant
-ing:réé'ée in building heights and overall density. Within the Canal ring in Dublin

| the guidelines promote a minimum of 6-storeys with scope for greater building
heights with the application of the objectives and criteria in Section 2 and 3 of the
Guidelines. The DCC Development Plan identifies the site as a suitable location
for heights of 50m+. The statement considers the proposed development with
reference to each of the criteria in Chapter 3 Development Management at the

scales of City/Town, District/Neighbourhood/Street and Site/Building.
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¢ Interms of the Sustainable Residential Development in Urban Areas and the

Urban Design Manual: the site is a priority site under the NPF relating to

densification and re-use of brownfield sites and is served by a range of services

and high frequency public transport; the developmenit is of high quality, meets

key qualitative criteria and provides for connections; the density is appropriate

given the sites location and proximity to public transport and employment,

Qualitative and quantitive standards are met.

» The submitted Childcare Assessment concludes that childcare demand can be

met within the local area.

¢ The application is accompanied by an Architectural Heritage AssesSment that

addresses compliance with the Architectural Herltqge Guidelines (2011).

Dublin City Development Plan

The proposed development fulfiis the purpose.of e Z5 zoning objective by
providing an intensive mixed-use devélopment,with retail at ground level and
residential on upper floors. It will bring life to streets that are currently
underused and segregatedfrom surrounding areas.

The scheme addresses the"overa'rching objectives for Strategic Development
and RegenerationdreaNo. 6 regarding urban renewal and the creation of a
sustainable mixed-use'development that delivers appropriate housing,
communityand socjal infrastructure to serve the needs of the local population.
Signi;fi'cént employment opportunities will also be provided with the additional
commerciey elements forming part of a Section 34 application.

In‘terms of height, scale and design, the approach has been underpinned by

the strategic location of the subject site as a gateway to Dublin City and

‘adjacent to a major railway hub. The site presents a unique opportunity to

facilitate a large-scale urban redevelopment.

The Response to the ABP opinion addresses the residential unit mix in detail.

Section 4.5.3.1 of the Development Plan promotes higher densities in the city

centre, within KDC’s, SDRA's and within the catchment of high capacity public

transport. The site is located immediately adjacent to Connolly Raitway
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Station, Busaras and LUAS and in SDRA 6. The site is an ideal location for
intensive mixed-use development in accordance with consolidation and
compact growth objectives of the Plan.

e The proposed development satisfies policies in Section 5.5.2 in respect of
sustainable residential development including policy: QH5: promoting
residential development on zoned lands at key locations including . J
regeneration areas, vacant sites and under-utilised sites; QH6: prbmotlr;g the
creation of attractive neighbourhoods with a variety of housind”iypé‘?}af}é;
tenures, community facilities, public realm and residentia\_‘!“émeiﬁitié;s;' QH7:
achieving sustainable densities and higher urban designl_,éta-qd%ial’rds; QH8:
promoting the development of vacant or underutilised in"fiﬂ S'iéés; and QH10:
creation of a permeable, connected and weils{mké&;c'ﬁ_jtyl

« Section 16.4 requires higher density propﬁg_als tg défnonstrate how the
proposal contributes to place makiﬁf;c\j. ana iig;leﬁfity, as well as the provision of
community facilities and / or _sgcial mfraétmcfure The response to the ABP
Opinion and the Architects_-_-hlj.es\i@n_ Statement demonstrates how the
development respon;js’.

« The plot ratio is w‘ithi.h _accgfntable limits of 2.5-3 detailed in the Development
Plan. The De';'ielopmerit Plan allows for higher plot ratio’s and site coverage
adjoining ___r.n‘a'jch)_r pljblié transport and to facilitate comprehensive
redgﬁv'élopnﬁenat ’Th.areas in need of urban renewal.

y Thé";s__ybrgﬁtted Architects Design Statement addresses visual impact.

‘ -The ;sut;h"litted Daylight, Sunlight & Overshadowing Report provides a detailed
éé’éessment in relation to the proposed development and impacts on adjoining
properties.
 « The application is accompanied by a Social Infrastructure Audit and

Residential Needs Analysis.
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8.0 Third Party Submissions

8.1.1. Atotal of 5 no. third party submissions have been received from community /
voluntary groups, a resident and elected member. The main points made, that are
relevant to the subject application, can be summarised as follows:

Access to the proposed basement cycle parking spaces.
No justification for 180 no. CIE car parking spaces.
Adequacy of cycling facilities on surrounding roads.
Positive impact for community and Dublin in general.
Traffic Impact and Parking Impacts.

Hours of construction and construction access;

Public engagement;

Conditions in relation to the commitraent t6 incorporate existing GAA and
Boxing Clubs within the development (reference to PL29N.304710).

Development contributions shouldwbe paid at an early phase of development

s0 that they can become.available to the local community to enhance
facilities. :

Opportunity to,address social deprivation in the Sherriff Street / North Wall
Area.

Unit mixeand the. number of studio units.

Pagt Vepropgsal (no. of studio apartments) does not meet need for family
accommodation.

Question lease of Part V units.

Impact of proposed building heights on existing local housing.

Fire Safety.

Need to address social and economic regeneration.

8.2. 1 have considered all of the documentation included with the above third-party
submission.,
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9.0

9.1.

9.1.1.

9.1.2.

Planning Authority Submission

DCC has made a submission in accordance with the requirements of section 8(5)(a)
of the Act of 2016 that is contained on the file. It summarises observer comments as
per section 8(5)(a)(i) and the views of the elected members of the Central Area
Committee, as expressed at their meeting of 12th Nov. 2019 and subsequent to the
meeting. The planning and technical analysis is in accordance with the requlrémenfs
of section 8(5)(a)(ii) and 8(5)(b)(i). The key issues raised in the submxssmn are 4

summarised below.

PA Comment on Principle and Quantum of Development

The development is acceptable in principle, subject to the re'maihder of the site being
redeveloped for non-residential uses. The density is reTatweEy htgﬁ but can be
considered at this location, subject to good design, and amémfy considerations. The

plot ratio and site coverage are acceptable.

PA Comment on Unit Mix, Open Space, Amenmes Part V and Childcare

o Concern in relation to the higit proportlon of studlo and 1-bed units.
Recommended that the unitmix should provide a maximum of 60% studio
and 1 bed units. Detailsyof 'C*Qin}.munal amenities should be agreed with the
PA. No objection tothe noﬁ-prbvision of a creche facility.

« In relation tg-privateiopen .space, the applicant has availed of flexibility under
SPPR 8 .gf fhe‘-Ap'atrtment Guidelines for BTR Schemes, to provide the
ma;orit-y o‘ff.gpégn space as semi-private, communal open space. This is
acgeptable ifi principle. Overall quantum of communal space and amenities is

4 .éibcgﬁfaﬁé and the use of a high-level walkway to connect spaces is

‘ '?'wélgﬁmed. The quality and usability of communal open spaces is questioned

due to climatic conditions (sunfight & daylight and wind). In particular, the
amenity of the podium courtyards serving Block B is questioned (more

detailed commentary under micro-climate).

e The Development Plan requires public open space at a rate of 10% of site
area - 2,880 sq.m. The applicant has not submitted evidence of compliance
with the public open space standard. Reservations on the quality of public

open space as sunlight and daylight access has not been assessed. ltis
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expected that significant areas will be in shadow. Parks and Landscape
section seek a zone of active recreational use / event zone, opportunities for

vertical greening of the highline structure, public art and more detailed design
considerations for [andscaping.

9.1.3. PA Comment on Building Height and Visual Impact

¢ At a city-wide scale, the CE’s Report concludes that the proposed
development would not have a detrimental impact on the character'and :
setting of key landmarks and views and that the proposal will have noimpact

on the character or setting of the majority of ACA’s identified in fhe
Development Plan. '

* The comments contained in the City Architects Report differifi some respects.
The height and cluster of taller buildings is accepted at this location. Concern
is expressed in relation to the bulk massing and Infensity of development
arising from a cluster of taller buildings=<The Report notes that the
development does not meet the specific gualitative criteria for talier buildings
(50m+) in the Development Plan with refefence to slenderness ratio, massing,
amenity, elevational treatméntand materiality).

In relation to long-range andmid<range views the City Architects Report refers
to: the impact on yiews of the Dublin Convention Centre and Samuel Becket
Bridge icon buildings‘usgd to market the city (not illustrated); the impact on
historic views from Ta!bot Street and North Earl Street east towards Connolly
Station-(view'no, 4 and 5). The City Architects Report and Conservation
Officer’s Re@o’ft state that the development will impact on the skyline and
.’dim'injs_h the prominence of the station tower. The Reports express similar
concerns in relation to the spire of the St. Laurence O’Toole Church (view
no.9). In relation to the local context (views no. 3, 22,24, 25, 26 and 27) the
'Report outlines concerns in relation to the scale of the blocks and the
architectural detailing and material finishes. The Report concludes that the
development does not sufficiently demonstrate a resolve in its relationship to
the surrounding context to the north and east. The Report concludes that
overall the bulk and massing of the development has negative impacts on the
quality of residential amenity, the public realm and the skyline. In relation to
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architectural detailing it is concluded that there is litile attempt to provide

legible articulation of the many facades.

« The CE’s Report concludes that the provision of a landmark building is in
accordance with Development Plan policy. Comments of the City Architects
Department and Conservation Officer in relation to the impact on Views 4 and
5 (from Talbot Street and North Earl Street looking eastward towards G‘nnoﬂy‘
Station Tower) are noted, but it is considered that on balance the premlnence )
of Connolly Station Tower would be altered by any future devel@pment on the
site that incorporates high density development and heughta‘s prescnbed
within the Development Plan. Similar comments also relate o the View of St.

Laurence O'Tool Church as illustrated on View 9.

« Inrelation to the !mpact at a neighbourhood Ievel the CEs Report states that
the site presently contributes little to the chéraQter ef the area and represents
an underutilisation of a strategically Iocated brovsmﬂeld site. The proposed
development would significantly [mprove pedestrlan permeability and provide
a new public space surrou nded by new( blocks with the potential to deliver a
positive contribution to place n‘rakglng in the area. The CE’s report notes that
the proposed developmen‘:f\upuldsr“ead as the dominant element in local views
and that the charactér of the area would be significant altered. The
applicant's argt—i’rﬁent fha;-ﬂ’iis could be said of any redevelopment of the site
that incorpq_ratéé-hig_hé’r density and height. Concerns raised in the City
Architeéts Report #h relation to the relationship to surrounding context are
gegérafly__éﬁaféd by the Planning Department. In some instances, it is
'.aoﬁéidereﬂ that issues raised could be addressed by means of revisions to

RV :fag:ade treatments, materials and potential redesign. The B complex with
' mtense massing of blocks and repetitive form in tight proximity of each other,
-E poses a significant problem in relation to the impact on the quality of external
amenity spaces. On foot of these concerns, the CE's submission

recommends that Block B2 be omitied by condition.

o The CE's Report states that the proposal provides for variety in terms of block
design and elevational treatment and materials palette - all materials will need
to be of a high quality, durable and reflective of the character of the area and
the industrial / railway heritage of the site. Details of the materials, colours
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and textures of all external finishes should be agreed in writing with the PA. A
detailed condition requiring materials to be erected on site for inspection is
recommended in this instance.

PA Comment in relation to Micro-Climate

¢ While the submitted Sunlight and Daylight Analysis states that 98% of rooms
tested have an ADF above BRE Recommendations; and that of the 157"
amenity spaces assessed 12 surpass BRE recommendations, there are
concerns in relation to deficiencies in the information provided,

* The PA detailed specific additional information to be providedwiith the final
Sunlight and Daylight Assessment at pre-application stage: Revis?ons have
been made, to include removal of overhanging balcpn_ies, increased glazing at
lower levels, greater distances between buildings, removal of north facing
apartments and BRE have been asked to gomment off the scheme.

Diagrams indicating levels of light penetration te.all habitable rooms at lower
levels in Blocks B1, 2 and 3 and C1, 2 angh 3, requested by the PA, have not

been provided. The sunlight and daylig ht aésessment relate to Floors 4
upwards.

* The cumulative figure for sunlight and daylight access to communal spaces
relies on the levelof light.to upper level roof terraces and disguises
deficiencies iprlower level spaces.

* The PA considers that insufficient information has been provided to undertake
a full review ofitie quality of the proposed residential units at lower level and
open spaceﬂarbvision in terms of access to daylight and sunlight. Itis
anticipated that the residential amenities of small, predominantly single aspect
unitsAwill be seriously compromised by the lack of direct sunlight available.
While it is acknowledged that mitigation measures have been introduced to
maximise direct light to the units, sufficient evidence has not been submitted
to demonstrate that these units will enjoy good ievels of both daylight and
sunlight. The proposal would require further design and revision and it is
recommended that Block B2 is removed above podium level to address the
concerns.
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s The pedestrian comfort report states that poor wind conditions will be
experienced within the proposed podium spaces in Block B. The primary
reason is the orientation of these spaces, which makes them susceptible to
wind tunnelling from both westerly and southerly winds — dominant directions
in Dublin.

« [n relation to the surrounding area, the PA accepts the case made wﬂth;n the
application that the proposed development on an overall basis will have N '
similar impact on adjoining site boundaries to the previous devgle@@ent
permitted on the site. R

_—

« The shadow analysis in Section 5 of the Report |Ilustrates thattné proposed
public open space at ground level would be in shadow in the majonty of

instances. No sunlight / daylight analysis is grov:deq er this space.

PA Comment on Access and Transportatione

» The site is an opportune site for anjnfegratéd Ia'ﬁd -use and transport
development hub. Concerns in rela*tlorrto ”the proposed access ramp serving
the residential car parking and Irish Rall 7 CIE car parking and fire tender
access. The submitted dbcuments are inadequate and unclear in relation to
the operation of the__ﬁCcéé‘s_x fé‘_mps. The access / egress arrangements
appear to have a;f’cel-“é_‘d,,frorﬁf preapplication stage. The two-way access has
been rep!aqed\rvith'a ‘s-jngle lane vehicular access and dedicated two-way
cycle lape. "Acc‘eé.i; is to be managed via a traffic light shuttle system. The fire
tenger~guf6-gré‘ek drawing shows required turning movements within the area
of fhe third-ff'oor car park. The layout of the 3™ floor car park should have
been inefuded in order to allow for a full assessment. Concerns raised in
irelatlon to the operation of the access / egress to the basement and the
potentlal for queueing on the adjoining street network. Concerns are also
raised in relation to the details at ground level between the entrance from
Oriel Street Upper and the ramp in the public realm plaza, the lack of
segregation between pedestrian and vehicular traffic, the concentration of
uses in this area and the potential for conflicts to arise. It is also noted that
the Road Safety Audit has not evaluated the operation of this ramp and
focuses on the external streets. The report concludes that current
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arrangements would create an unacceptable traffic impact and a traffic hazard
and that a redesign of the access arrangements is required that would have a
significant impact on the overall design of the scheme. The division has no
objection to no parking provision at this location.

e The PA has concerns in relation to the proposed Irish Rail / CIE car parking
spaces which are not included in the development description or appropﬁétely: :
assessed within the application documentation. The case made in theMegal
opinion is noted but the PA has concerns in relation to the failure to aséiass |
the use and impact of the car park. It is the opinion of the PA tha-t“the‘ :
provision of a commercial car park as part of the subject-development
constitutes development and requires planning permissign. Thé car park
raises planning considerations in terms of compatifility,with the proposed
development which are not appropriately identified 6.!.' addressed within the
application. It is recommended that, in the event df a grant of permission, that
the car park is omitted from the devefopment.

PA Comments on Architectural Consewatior.i and.-Arc'haeoioqv

e The Report of the Conservation:Qfficer indicates that the demolition of parts of
the boundary wall of Gefifielly Station (Protected Structure) and Oriel House
and associated loss ofthistoric architectural fabric is regrettable but indicates
no objection tg.same) |

» The Report ofthe Archaeology Section notes that the site is one of

archaedlggical p.ofential and concurs with the mitigation measures detailed in
the EIAR.

PA Gommenits on submission from Irish Aviation Authority

* .Having regard to the submission from the Irish Aviation Authority it is not clear
'to the PA if there are outstanding issues in relation to the proposed 23 storey
landmark building. Other concerns raised within the submission could be
addressed by means of condition.
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10.0 Prescribed Bodies

10.1. lrish Aviation Authority

Applicant / developer should engage with Dublin Airport to assess whether the
proposed permanent structure and any crane operations to not impact on flight
procedures at Dublin Airport. Recommends a condition, in the event of a granj.ofy,
permission, that the applicant contact 1AA prior to the commencement of c_rghé‘_

operations, with 30 days prior notification.
10.2. Irish Water

Based upon the details submitted and the Confirmation of Fgaéibilify issu‘éd by IW,
IW confirms that subject to a valid connection agreement béing-—pdtfirf place between
Irish Water and the developer, the proposed connectionitéithe W network can be
facilitated. \ <’

10.3. Transport Infrastructure Ireland

s TII's Code of engineering practice for kasoﬁ; hear, or adjacent to the Luas light

rail system is available at www. I'uzig_'elwork-safetv-permits html.

s The development falls w _U‘un tﬁ& area ‘of an adopted Section 49 levy scheme for
Luas (Luas Red Lme Docklands Extensmn (Luas C1). Apply a S49 condition in

the event of a grant of permISSton

10.4. CommissionferRailway Regulation

. jarﬁ_rod Etgea“nn should be consulted to ensure that risk of railway trespass is

g n‘bt ihCre’é\sed during works or when works are completed.

R The party undertaking the construction should ensure that works which may
affect the safe operation of the railway are undertaken with the consultation of
larnrod Eireann and in accordance with RSC Guidelines RSC-G-010-A. Care
should be taken with works near the railway boundary that may increase
loading on cuttings, affect stability of embankments or change the water table

{ drainage.

« The party undertaking works should consult with larnrod Eireann regarding

road-rail interfaces on access routes which may have increased flow or
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abnormal loads during the construction phase and upon completion of the
project.

* Any issues raised by larnrod Eireann should be addressed.

10.5. National Transport Authority
The points raised in the submission can be summarised as follows:

¢ Support proposed development in principle as it represents consoligation of.

development at a high density into Dublin City Centre in accordancewith the
GDA Transport Strategy.

e |tis important that the level of accessibility of Connolly Station i$.exploited to

the maximum extent possible by focusing a high intensity of development at
this location.

* The overall Masterplan for the site will deliver a g¥antum and intensity of
development that would be deemed apprepriate f6r a site with such a level of
public transport accessibility, and where the patential exists for residents and
workers to choose walking and«€ycling as'modes of travel.

* The NTA in association with{rish"Rail are in the process of developing a
project for increasing the capacity of Connolly Station in order to cater for a
greater number ofdrain'services that are being planned as part of the DART
Expansion Prggramme and as further capacity is added to the national and
regional rail network, The NTA are satisfied that the transport requirements at
Conngllywillbe catered for by the proposed development.

10.6. Departme_nf of Culture, Heritage and the Gaeltacht — Archaeology

No dbjection subject to the implementation of proposed archaeological mitigation
measu-reé. 'Recommended that the applicants engage the services of a suitably
qualified archaeologist to co-ordinate the mitigation proposals contained in the report
forérchaeologlcal monitoring of all groundworks (EIAR, V2, Section 13. 5). The
archaeological method statement for mitigation to be agreed with the DCHG.

10.7. An Taisce

* Public bike parking at Connolly Station:

e Access to the proposed basement cycle parking spaces.
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» No justification for 180 no. CIE car parking spaces.

* Adequacy of cycling facilities on surrounding roads.

11.0 Assessment

11.1.1.

11.1.2

The SHD site is a brownfield site that forms part of the Connolly Railway Statlon
complex. The existing uses on site include a large surface car park for customers anu
staff of lrish Rail, railway sliding’s, maintenance facilities, admmlstratlorr\ac;a gtorage
buildings. The site is at a strategic location in the city given its prq;c;:‘-;ﬁity\fhlfl;eﬁnoliy
Station (mainline rail, DART and LUAS services), Busaras (natign-étl___ QLU'S‘SeW“i‘(’:es) and
Dublin Bus services along Amiens Street. The site is alsq;-*iﬁ the ubll'h Docklands
Strategic Development Regeneration Area (SDRA). _The\ 'm'QStépI‘an for this site
provides for a mixed-use development comprising ngside__ntial,-__cbmmercial, office and
hotel floorspace. The subject application seekspermis,siohﬁ.forﬁ the construction of 741
no. Build to Rent apartments; residential sq_p,pé_rt Eagilitiés and amenities (1,444sq.m);
and retail, commercial and community floqi_rspadé! (3,1425q.m) in 8 no. blocks ranging
in height from 4 to 23 storeys. An internal GFA..of 68,535 sq.m is proposed (excluding
basement). The submitted docume,nfa;ion states that the other commercial aspects
(comprising two office b[ocks ana@ hotel block) will form part of a future planning
application to Dublin Cl’{y Gouncil unﬂer Section 34 of the Planning and Development
Act. The commercial blocks detailed in the masterplan are located at the southern
end of the site w;th frontage onto Sherriff Street Lower, Commons Street and Oriel
Street. The appllcat-tom -documentatlon states that the SHD application includes the
lnfrastructure Tog the ‘entire site including main pedestrian streets and connections to

the adjmnmg stgeet network, drainage infrastructure and associated services.

| conmder that the key issues for consideration by the Board in this case are as

fO||0-WS 4

._, : Prlnclple and Quantum of Development
« Building Height and Visual Impact

s Quality of Residential Development

e Impacts on Residential Amenities

o Cultural Heritage
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11.2.

11.2.1.

¢ Traffic and Transport
¢ Drainage, Flood Risk and Site Services

o Other Issues

These matters are considered separately below. Furthermore, | have carried out_
Environmental Impact Assessment and Stage 1 Appropriate Assessment in resbect

of the proposed development, as detailed in Sections 12.0 and 13.0 below.
Principle and Quantum of Development

The site is zoned Z5 in the Dublin City Development Plan 2016-2022 with an
objective “to consolidate and facilitate the development of the central area and to
identify, reinforce, strengthen and protect its civic design charaéter and dignity”.
Section 14.8.5 of the written statement states that“the Pimary purpose of this
zoning is to sustain life within the centre of the-¢ity through intensive mixed-use
development, to provide a dynamic mix of uSes which interact with each other, help
create a sense of community, and whith sustain-the vitality of the inner city both by
day and night...".

I am satisfied that the proposgd development is consistent with the Z5 zoning objective
and that together with tiie ‘commercial’ uses identified within the masterplan will
provide for intensive®smixed-use development, as envisaged under the zoning
objective. Furthermore, the 2018 Apartment Guidelines clearly support Build to Rent

apartment developments, highlighting the role that they can play in addressing the
need for housing.

The plans s=hdw"135 no. car parking spaces at a deck level in Block B (Level 03) to
serve CIE. The submitted details state that the development agreement pertaining to
the site requires 180 no. spaces to be maintained on the site for CIE’s use and that
this'is ‘a restrictive covenant’ on the site. A further 45 no. spaces are to be provided
for CIE under a future Section 34 application. The response to the ABP opinion states
that this floor area does not represent ‘other uses’ for the purposes of Section 3 of the
Planning and Development (Housing and Residential Tenancies) Act 2016, as this use
exists within the site and the proposed layout represents a rationalisation and

consolidation of the existing use. The response is accompanied by a legal opinion
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11.2.2.

11.3.

11.3.1.

that addresses this issue. | accept the argument presented by the applicant and am
satisfied that the application before the Board falls within the definition of Strategic

Housing Development.

In terms of the quantum of development proposed, the site is at a location suitable for
higher densities in accordance with the ‘Guidelines on Sustainable Residential
Development in Urban Areas’ and Section 4.5.3 of the Dublin City Deve!opmeﬁt F’tan
which promotes intensive mixed-use development on well located urbam sntee and
higher densities within SDRA’s and in the catchment of high capacity publlc t;ansp’ort
The proposed residential density exclusive of the proposed retaif, oommercnal and
community uses is 257 units / ha. | consider that the proposed de’VeIoPment would
support consolidation and densification at this strategic locationsWithin the city centre,

close to public transport, employment and services.

On Z5 lands, the indicative plot ratio detailed |n the .De\ielopment Plan is 2.5 to 3.0,
while the indicative site coverage is 90%. The supmltkd Planning Statement states
that the proposed development has a plot 'ratio'f\g)f 2'8 and a site coverage of 22.8%.
It is noted that the full implementation of thé-appltoéht’s masterplan would give rise to
a plot ratio of 3.75. The PA opin_ionl’ Wgtes that these figures appear low. | attribute
this to the fact that a proport,i.o'r:t &t the site is above the railway sliding’s. When the
sliding area is excluded (.83 ha) I:‘_Toetogolate a plot ratio of 3.3. The Development Plan
allows for a higher plot r'atio in celttain circumstances, including (inter alia) at locations
adjoining major publ!o transport where an appropriate mix of residential and
commercial development is provided and to facilitate redevelopment in areas in need
of urban rgnewa_l. T__t_]e proposed development meets all of these criteria and | consider
the site coveragé a:‘pd plot ratio to be acceptable in this context. | would note that the

PA also con3|der the proposed mix of uses, density, plot ratio and site coverage to be

: aoceptabte

éuitding Height and Visual impact

Context

The site is a large brownfield site to the rear of Connolly Station. It is to the east of
Amiens Street and to the north of the IFSC, Gorge’s Dock and North Lott's areas.
The IFSC, Gorge’s Dock and North Lott’s to the south contain low to medium rise
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11.3.2.

commercial and residential development. There is low density two and three storey
housing and community uses to the east and north of the site. Connolly Station to
the immediate west comprises the station building and associated platforms.
Amiens Street and the north inner-city west of Connolly Station comprises a mix of
uses with variation in terms of building typologies, densities, scale and architecture.
There are streets, spaces and buildings of heritage value in the area along Sevifle
Place, Amines Street and west of Amiens Street (inc. Protected Structures.detailed _
on CDP Map E). Dublin’s Georgian Core extends to Gardiner Street tqthe. west
(CDP Fig. 17). The Custom House, the City Quays and the River Liffeyiare c)430
metres to the south of the site. O’Connell Street and O’Con nell,Bridge are c. 850
metres to the west of the site.

Locally the site has a high degree of disconnect from its surreundings due to the
presence of high walls and structures atong the site’'boyndaries. Levels within the
site have been built up to match the level of the'railway tiacks and the main station
to the west and are above the level of the surrounding streets. The rail corridor to
the west is elevated above street level and theré are 'railway bridges and platforms
on Seville Place and Sherriff Street Lowrgr immediately west of the site that create a
visual barrier within the streetscape:. The modern office building to the immediate
south has no windows or enfrances\onto Sherriff Street Lower at street level.

Building Height

It is proposed to intreduee'a éluster of tall and midrise buildings in a predominantly
low-rise context. The Dublin City Development Plan recognises the quality of Dublin
as a low-rise city. ]’he‘i’é is a recognised need to protect conservation areas and the
architectUral ¢hasdcter of existing buildings, streets and spaces of artistic, civic or
hist‘_or.ic importance. The plan states that any new proposal must be sensitive to the
historie city centre, the river Liffey and quays, Trinity College, Dublin Castle, the
histopic squares and the canals. The plan also states that it is important to protect
and enhance the skyline of the inner city and to ensure that any proposals for high
buildings make a positive contribution to the urban character of the city and create
opportunities for place-making and identity. The plan seeks to cluster midrise and
taller buildings. The Building Height in Dublin Map (Chapter 16 Fig. 39) identifies
four locations for high rise buildings of 50m+, including Connolly Station. The
development plan states that in all cases, proposals for taller buildings must respect
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their context and address the assessment criteria set out in Section 16.7 of the
Development Plan (Section 6.0 Relevant Planning Policy refers). The Urban
Development and Building Height Guidelines (2018) support increased building
height and density in locations with good public transport accessibility and in town
and city cores to secure the objectives of the NPF and Regional Spatial and
Economic Strategies. Section 3.2 of the Guidelines sets out development

management criteria for taller buildings.

The proposed building heights range from 4 to 23 storeys and can be‘;st;iimg%‘a_,ri"sgd

as follows: s
Block Height Storeys Deve:lo‘ﬁﬁ ent Plan
No. HelghtClass
B1 54.917 m 15 3 :"'--_fran*(550m+)
B2 54.917 m 15 Ay \_ N Tal (50m+)
B3 51.767 m - N\ T Tall (30m)
c1 79.450 m o Tall (50m+)
c2 39615m | — Midrise (Up to 50m)
C3 39.650 ' ' Y Midrise (Up to 50m)
D1 53.392 > " " 15 Tall (50m+)
D2 30950 m) 8 Midrise (Up to 50m)

A to;al}'@f éf,'no.;éll buildings (50m-+) are proposed and the tallest building (C1)is
lden’dﬁed as a landmark building. The scheme incorporates 3 large blocks at ground
Ieﬁé{lalthgt"/éeparate into 8 no. sub blocks at upper levels (B1, B2, B3, C1, C2, C3, D1
“ 53(19[ :'52). The higher blocks are located centrally within the site and along the rail
c;’éfridor (C1, B1, B2, B3 and D1) with building heights steeping down to 5 storeys at
the interface with Oriel Street and Oriel Place adjacent to existing housing.

11.3.3. Visual Impact Assessmeni

The assessment of visual impacts relies on the VIA contained in Chapter 5 of the
EIAR, the Built Heritage Assessment contained in Chapter 14 of the EIAR, on the
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photomontages submitted and on observations during site inspection. The

Photomontages and the VIA illustrate and evaluate potential townscape and visuai
impacts on long and short-range views. The viewpoints include;

Views from the east (East Wall, Dublin Port, Point Square, Alfie Byrne Road)

and from the north (North Strand Road / Annesley Bridge and North Clrcular
Road / Portland Row) |

Views from the River Liffey and the Quays, at locations betweeh OC@mnell

Bridge and the Eastlink Bridge including a view from Gorge’s Quay oppgosite
the Custom House.

Views from O’Connell Street, North Earl Street and Talbot Street / Gardiner
Street to the west.

Local views from Amiens Street to the west, Gorges Dock to the south, Coburg

Place to the norih, Seville Piace to th® east amd Oriel Street Upper and
Commons Street to the South.

The Built Heritage Assessment conéiders a further 15 no. sensitive views
(Figure 14-5 refers). This include$whistoric sites on the southern side of the city
that are not consideredein. tffe V__!A, such as College Green, Trinity College,
Nassau Street, Georgian Mile, St. Stephen’s Green and Merrion Row.

| am satisfied that the.selected_ viewpoints are a representative sample and accept the

methodology used in.the VIA:

Building heights,of 50 metres + are acceptable in principle on the subject site. The
photomontages show that the development will be viewed as a collection of higher
buildings bn Idng range and mid-range views with the proposed 23 storey tower
block créaﬁm’g a central feature. The substantial massing of the taller buildings is
evident. The VIA makes the case that in long distant and mid distant views the
devefopment would be visible but would result in a low to medium magnitude of
change. Itis argued that the proposal would add visual interest, make a positive
contribution to the skyline and improve legibility. The cumulative impacts with
proposed commercial blocks that are to form part of a future application is
considered. For the most part no changes arise when all blocks are included, save
in the case of local views from Church Road East Wall, Amiens Street opposite

ABP-305676-19 Inspector's Report Page 36 of 95



T~

Connolly Luas Stop and Commons Street, where the significance of effect increases

marginally but remains positive overall.

The PA Opinion includes the Chief Executives Report and the Reports of Internal
Departments. The CE'’s Report concludes that at a citywide scale the proposed
development, while visible, would not have a detrimental impact on the character
and setting of key landmarks and views. The Report also states that it is consi‘dered
that the proposal will have no impact on the character or setting of the majﬁrlty bf p ﬂ
ACA’s within the Development Plan. The City Architect’s Report expg_esses ccm__cern
in relation to the overall bulk, massing and intensity of the blocks ah’d 'fthe fé’ii-ufé to
adhere to the sienderness ratio detailed in Section 16.7 of the DevelOpment Plan.
The Reports of the City Architect and Conservation Officer express concern in
relation to the impact on a historic line of vision from Talbot Stregat'and North Earl
Street east towards Connolly Station (view no. 4 and‘S) é_t;a”ting"that the development
will diminish the prominence of the station towerfi-i_\_in tha, fo-i"éground. The Reports
express similar concerns in relation to the;jmp'a_cj Ohutife spire of the St. Laurence
O'Toole Church? (view no.9) located alon@ﬁwﬂl’é Rlace c¢. 160 metres east of the
site. The CE’s Report acknowledgeéi\hese c‘:‘c;néerns and concludes that any high-
density scheme on the subject'-sitej wouldl alter the prominence of the tower at
Connolly Station and the spire cf‘Sf';'_‘iLaurence O'Toole Church. The City Architect
also raises concerns indelation to,fthe potential visibility of the development in the
background of views'ef the,Convention Centre and Samuel Becket Bridge (iconic
structures within the ei'tyji'nbt'ing that this viewpoint is not considered.

| have inspebted fﬁ”e_.sfte and viewed it from a variety of locations across the north
and sggth“-c;]__ty atea including the docklands. | have also reviewed the documentation

onathgffil;a;}\,\ln relation to long-range and medium range views | would concur with the

) I'-"'A?g \’;f\éqw't'hat the proposed development, while visible, would not have a

‘.‘-._:getr_iﬁhe'ntal impact on the character and setting of key landmarks and views within

tﬁé:'city. | am also satisfied that the proposed development will not impact on the
character or setting of ACA’s. | am of the view that the proposal to construct a
cluster of taller buildings, will add visual interest, make a positive contribution to the

skyline and improve legibility within the inner-city area.

1 Part of RPS na. 130 Connolly Station.
2 part of RPS 7495 St. Laurence O'Toole Church.
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There is greater potential for visual impacts at a more local level. The City Architect’s
Report raises concerns in relation to the response to the local context and includes
specific comments on views from Mayor Street, Coburg Place, Seville Place, Oriel
Street Upper and Sherriff Street (Views 22, 24, 25, 26 and 27). Concern is expressed
in relation to the mass and scale of blocks relative to the existing context to the north
and east, the aesthetic quality of the blocks and the ‘random’ collection of buﬂding
scales. The Report concludes that the development does not sufficiently demonstrate
a resolve in the relationship to its surrounding context to the north and east ang t"h_at‘it
would have negative impacts. The CE’s Report states that the congensiraised by the
City Architect are generally shared by the Planning Department. The CE’s Report
states that in some instances, the issues raised could be addressed by means of
revisions to facade treatments, materials and potential redesign

It is clear that the proposed development will read as the demifant element in local
views (including views 3, 21, 22, 24, 25, 26 and“27) and ihat the character of the
area will be altered. | consider the transitiogfin seale t6’be significant and the
associated visual impact to be high. Notwithstahding'this, | consider the
development to be acceptable having regard to the mixed and evolving character of
this area. | consider the urban form.and massing approach to be reasonable given
the scale of development prdposed: The proposed development will make a positive
contribution to the area i terms of place making, streetscape and connectivity. |
consider the aesthefi€ quality.of the scheme to be acceptable overall. The use of
contemporary design: variety in terms of scale, height, elevational treatment and
materials pglette; in‘addition to the retention and use of historic features, creates an
aesthetic quality and"distinctive character for the scheme. | would concur with the
PA'sqliew that gFeater detail is required in relation to the materials, colours and
textures'of ll external finishes. In this regard, | would note the comments contained
in the Report of the City Architect in relation to the benefit of using distinct vertical
sections in taller buildings and in relation to the need for durable materials that will
weather well. | am satisfied that the materials strategy can be agreed with the PA
prior to the commencement of development and recommend that a detailed
condition is attached in relation to this matter.

In conclusion, the SHD site is a strategic site located adjacent to one of the most

significant public transport interchanges in the country and adjacent to an
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employment location of international significance (IFSC and Docklands). Itis one of
only four locations identified for taller buildings in the City Development Plan and is
at a remove from key landmarks and significant historic sites. The submission of the
NTA, states that it is important that the level of accessibility is exploited to the
maximum extent possible by focusing high intensity development at this location. I
am satisfied that this has been achieved under the subject scheme. | am alsoﬁ the
view that the height, scale and massing of the development is acceptable Ln‘
townscape and visual terms. While the scheme is of a greater scale and mtensﬁy |
than the surrounding development, the proposed development is oﬁ a scafe\tna‘t will
contribute to the physical and social regeneration of this area and L arm satrsfled that
on balance, any negative impacts arising from the scale would be outwelghed by
positive impacts in terms of place making, regeneration and hQus_lng provision.

Impacts on residential amenity are considered separately below.
11.3.4. Public Realm

The public realm at street level comprlseaground level entrance plazas, street
connections and a public square. The streets and Spaces have direct and active
frontage at street level in the form of T’ei_a]l { commercial and community uses and
residential accesses. ltis prop_'_o_seg to create pedestrian and cyclist entrances from
Sherriff Street Lower and G_}bmméns‘ Street to the south; from Oriel Street Upper to
the east; and from Sevil'l:e Piace It‘:ij the north. The ‘streets’ are ¢. 18 metres wide and
as such provide a,fhévementfand recreational function. These streets connect at
‘Connolly Square’ a pub& space of 2000sq.metres that is located centrally within the
site. Stregts and Qpa.cés at ground level will be accessible to the public at all times.
There, isra"'n,_ pppér level of circulation at Level 01 for residents of the scheme called
the' "?b\igh‘lin,’efthat connects semi-private open spaces and communal facilities in

‘ Bioqké\:B, € and D. This includes bridge structures over street level and underpasses

\within the blocks.

The City Architect's Report states that the scheme would have benefited from
greater visibility into and through the scheme from Sherriff Street Lower / Commons
Street to Oriel Street Upper. While this would have been desirable, a direct
connection is not critical to the success of the scheme in my view. The Report also
notes that an opportunity for direct frontage onto Oriel Street Upper has also been

missed. The scheme includes a substantial opening at the northern end of Oriel
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Street Upper and there may be an opportunity to provide improved animation to the
southern section of Oriel Street Upper under the future Section 34 application.

The PA documents state that there is inadequate detail in relation to the landscaping
scheme. While | would concur that the details provided are largely conceptual, |
consider the approach to be generally acceptable and am satisfied that any
outstanding matters can be adequately addressed by way of condition.

Microclimate Impacts — Daylight & Sunlight and Wind

This section is concerned with the microclimate within the proposed__ development.
The sunlight performance of communal amenity spaces is consigéredsin Seétion 3.0
of the Daylight, Sunlight and Overshadowing Performance Réport submitted with the
application. BRE guidance recommends for open spaces, that at least 50% of the
area should receive at least 2 hours of sunlight on 218 Mdich. The assessment
concludes that overall, 68% of the upper level amenity spaces will receive more than
2 hours of sunlight on 21% March. This combined figurefelies on the performance of
upper level terraces and roof gardens, with é lower leyel of compliance at podium
level. This is particularly apparent in Block B Whare two of three courtyard spaces
fall below the BRE Standard at 2§%and.29% respectively. If the podium level
spaces in Block B are considgredicuthulatively 41% of the spaces meet the 2-hour

standard. The primary amenity spaces at Level 01 in Blocks C and D meet the
standard. :

In relation to the average d_ayTight factor for individual units the units considered were
at Level 04 gnd Level 06 in Blocks B, C and D. Level 04 is the lowest leve] of
residential accominodation in Block B, while residential units in Blocks C and D start
at level Q2. The'Submitted details state that the majority of units considered meet the
BRE stahdards for a high-density scheme, with some units in Block D falling below
the recorfimended standard.

A Pédestrian Comfort Study indicates that the low-level podium spaces in Block B
would experience poor wind conditions. This is due to the orientation of these
spaces relative to the dominantly westerly and southerly winds, which makes them
susceptible to wind tunnelling. Similar impacts are shown for Block C terraces at

levels 10 and 22 and a covered passage in Block D at level 07 and in the roof top
space.
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The City Architect's Report states that the massing of the finger blocks in Block B in
tight proximity of each other, poses a significant problem in relation to the impact on
the quality of the external amenity spaces. The PA opinion suggests that Block B2
could be omitted in full to improve daylight penetration to amenity spaces and into
the single aspect units in Block B3 and to address wind issues.

The quality of the communal amenity areas is important in this developrment ag; most
units have no private balconies or terraces and rely on the communal areas,— as, J
discussed in Section 11.4 below. The assessments indicate that the quahty of aome
spaces in Block B is compromised due to the lack of sunlight penetratian and w"nd
impacts. Furthermore, the level of daylight access to the more, Central unité within
Blocks B2 and B3 is relatively low due to the tight proximity of the flnger blocks.
However, the Daylight, Sunlight and Overshadowing Performance Report {(p13)
shows that of the 15 no. open spaces assessed 1240. sréaces surpass the BRE
recommendation. The units in Block B have ag€ess 0 -qpen space spaces that
significantly exceed the BRE standard includifig,a iarge ="courtyard space to the south
of Block B1. In relation to the daylight per*fegrqante';pf units | would note that all units
tested, with the exception of four roe’ﬁ;s in BlockDZ, are deemed to meet the BRE
recommendations. The schemé 'has been reviewed by BRE on a commercial basis.
The response contained mAppendix 4 of the Daylight, Sunlight and Overshadowing
Performance Report states' that the reported ADF values are reasonable. The letter
notes that four roogasin Black D2 would have lower values of ADF than the
recommended miﬁimurﬁ foi” 'iiving rooms or bedrooms and that this is a very limited
number of}_failurés‘ -f\o:r‘ the size of the development. On balance | am of the view that
the remov_fal of Eﬂ:ock' B2 (90 no. units) is not warranted on amenity grounds and that

its ojhis__:_s'io_p:ﬁtjld potentially give rise to other unforeseen impacts for the

-dévéfébrﬁéﬁt strategy for the site. | recommend that mitigation measures are

"uh‘emplpyed within Blocks B, C and D to address wind impacts and that these

11.3.6.

'measures are agreed with the PA prior to the commencement of the development.

The sunlight performance of the public open space ‘Connolly Square’ has not been
assessed. Shadow diagrams contained in Section 5 of the Daylight, Sunlight and
Overshadowing Performance Report suggest that this space would be in shade for
substantial periods. However, the shadow analysis includes the future commercial
blocks to the south. Under the subject scheme there are no substantial obstructions
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to the south of this space, and | consider it reasonable to assume that sunlight will
penetrate the area over substantial periods of the day.

11.3.7. Height and Visual Impacts Conclusion

Having regard to the above assessment, it is considered that the development will be
satisfactory in terms of visual impacts, public realm and the quality of amenity
spaces provided. The height and design of the scheme is therefore acceptablen,

11.4. Quality of Residential Development

The following assessment considers the quality of the proposed,.BTRScheme with
regard to the ‘Sustainable Urban Housing Design Standards for New Apartments
Guidelines for Planning Authorities’ 2018; the ‘Guidelinesifor Plannifig Authorities on
Sustainable Residential Development in Urban Areas! and'the associated Urban
Design Manual; and the Dublin City DevelopmentPlan 2916-2022.

11.4.1. Housing Mix

The development provides the following housing.mix

Unit Type .Nt:. of Units Y%
BTR Studio . 228 30.8
BTR 1-Bed | : 256 34.5
BTR 2-Bed 251 33.87
BTR. 3-Bed 6 >1
TOTAL 741 100%

The PA’s Report expresses concern in relation to the high proportion of studioc and
one bed units. The applicant has submitted a Residential Needs Analysis, that
makes a case for the high proportion of studio and one bed units based on the
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demographic profile of the area and the site’s location. The mix is considered
satisfactory in the context of SPPR 8 of the 2018 apartment guidelines which
indicates that for BTR developments there is no restrictions on dwelling mix. The

proposed housing mix is, therefore, acceptable in my view.

Apartment Design and Layout

The 2018 Apartment Guidelines set out technical design standards dor new
apartments. SPPRS of the guidelines allows for a relaxation of some standards f,dr
Built to Rent schemes. Flexibility can apply in respect of storage and amen‘lty Space
on the basis of the provision of alternative, compensatory communal suppo;t facnhtnes
and amenities within the development. There is an obligatiop-on the._p_rp]ect proper to
demonstrate the overall quality of the facilities provided ané‘i that r‘es‘idents will enjoy
an enhanced overall standard of amenity. Furthermore the réquirement to exceed
the minimum floor area standards by 10% and the requlrement for a maximum of 12

apartments per floor can be relaxed in BTR schemes '

The submitted Housing Quality Assessment mdlt:ates that floor areas for all apartment

units meet or exceed the minimum specifi ieehin .SPPRS of the apartment guidelines.

Section 3.7 of the guidelines stipu’tatethat no more than 10% of the total number of
two bed units in any pnvate resxden‘hlal development may comprise two-bedroom,
three-person apartments. The submltted documentation includes the number of

persons per unit and mdicates that all of the two bed units cater for four persons.

SPPR 4 requlres a mlnlnmm of 33% dual aspect units in more central and accessible
urban locations and 2 minimum of 50% in suburban or intermediate locations. The
subject srte is lnp more central and accessible location. A total of 42% of the

preposed apartments are dual aspect, well in excess of this requirement.

”SPRR S'reqwres a minimum of 2.7m ground level apartment floor to ceiling heights.

*'T‘hisijrequirement is complied with.

S;PPR 6 specifies a maximum of 12 apartments per floor per core. While SPPR 8
allows for a relaxation in relation to this standard for BTR schemes, the requirements
of SPPR 6 are met within all blocks.

Appendix 1 of the Guidelines set out minimum storage requirements, minimum

aggregate floor areas for living / dining / kitchen rooms, minimum widths for living /
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dining rooms, minimum bedroom floor areas / widths and minimum aggregate

bedroom floor areas. The submitted schedule of areas ind icates that all apartments

meet or exceed the minimum storage area, floor area and aggregate floor area and

width standards.

11.4.3. Communal Facilities and Services

11.4.4. Section 5.5 of the 2018 apartment guidelines states that dedicated amenities and _
facilities specifically for residents is a characteristic element of BTR scheres and

that the provision of such facilities contributes to the creation of a shared environmént

where individual renters become more integrated and develop a sense ofelonging with

their neighbours in the scheme. The proposed development in€orporateés’residential
amenities and recreational areas at Level 01 with a stated GFA of 1A44sq.m. This
includes a gym (250.6 sq.m), residents yoga and spin room (60:6 'sq.m), games
room (72.7 sq.m), a resident’s lounge (65.3 sq.m); workszones (75.5 sg.m & 39.8
sq.m), residents bar and lounge (194 sq.m), dining‘roomk124.2 sg.m) and other
spaces (126.8 sq.m & 325.5 sq.m). | consider the level of resident’s amenities to be

acceptable.

11.4.5. Open Space and Amenity Areas.

The scheme generates a req‘[l'irementf for a total 4,003sg.m of private open space
and 4,003sq.m of communal'@pen space based on the minimum requirements
detailed in Appendiytof the:Guidelines as follows:

Unit Type Apartments Requirement per unit | Total Requirement
(sq.m.) (sq.m.)
Studio 228 4 912
1Thédy | 256 5 1,280
12 bed 251 7 (4 person) 1,757
3begd” 6 9 54
Total 288 4,003 sq.m.

11.4.6. A total of 165 sq.m of private open space is provided in the form of balconies in the
west facing units in Block D1 (c. 24 units). The remaining units do not have direct

access to private open space. The applicant seeks to rely on flexibility offered under
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11.4.7.

11.4.8.

11.5.

11 5%

11.5.2.

SPPR 8 of the 2018 Apartment Guidelines which allows for flexibility in relation to the
provision of private amenity space for individual unit's subject to the provision of
compensatory communal support facilities and amenities within the development.
The total area of communal open space is 8633 sq.m. The overall level of provision
is consistent with the quantitative standards set out in the 2018 Apartment
Guidelines for private and communal open space. In addition to this, the sche_me N
incorporates internal communal amenity areas with a combined GFA of stated 4, 444
sq.m and retail and community floorspace at street level that will benef t resndents of
the scheme. The applicant makes the case that the quantum of semi~pr|vate 5pen
space and communal amenities provided compensates for the absence of pnvate
balconies or terraces and that residents will enjoy an high standard of amenity
overall. | am satisfied that there is good distribution and vanety of%eml -private

spaces and internal residents’ amenities within the SCheme

The Development Plan requires public open space to be prov:ded at a rate of 10% of
the site area where feasible. This would gguate to éppfoximately 2,880 sg. m. lam
satisfied that the public realm (entrance pi"aza?s,‘ p.ublic plaza and connections)
exceeds 10% of the site area. | anf 6f:the vie:w that the level of public open space

provision is, therefore, acceptable,

Quality of Residential Dev@l_opmé_’rgt Conclusion

To conclude, | consider;that fhE'désign and layout of the development is satisfactory
with regard to natlonal an.d deveiopment plan guidance for residential development
and that there isig rea‘?@‘hable standard of residential accommodation for future

residents’ ..gf the §cheme.

|mpact$ oh Residential Amenities

_Poti'e.hti‘al for impacts on residential amenities arises in relation to the existing

Hﬁﬁéing in Oriel Hall to the north east of the site, on Oriel Street Upper to the east

and on the northern side of Seville Place to the north.

The issue of visual impact is considered in Section 11.3 above. Interms of
overlooking | would note that Section 16.10.2 of the Development Plan states that at
the rear of dwellings, traditionally, a separation of about 22 m was sought between

the rear of 2-storey dwellings but this may be relaxed if it can be demonstrated that
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11.6.

11.6.1.

the development is designed in such a way as to preserve the amenities and privacy
of adjacent occupiers. | am satisfied that the minimum clearance is met and
exceeded in most cases and that no adverse overlooking would arise due to
overlooking.

In relation to ‘daylight’ impacts | refer the Board to Section 6.0 of the Daylight, _
Sunlight and Overshadowing Performance Report submitted with the application.
The potential impacts on neighbouring buildings is measured using Vertical Sky
Component (VSC) to sample windows. The neighbouring properties at Oriel Hall
and Oriel Street Upper are currently almost completely unobstructed a;‘nd‘ have high
VSC’s, which is unusual given the inner-city context. The proposed devefopment
would have moderate to major adverse impacts on windows tested. The extant
permission on the site approved under PA Ref. 11/2863 would, also have a moderate
to major adverse impact. The potential impacts are“similar to or reduced when
compared against a previous permission. | consider that'the level of impact is to be
expected of any redevelopment of the site §r high,density development and that it
would not constitute reasonable grounds forrefusing planning permission.

Architectural and Cultural Heritége

Archaeology

Archaeology is addressed in.Chapter 13 of the EIAR. The site is not within a
designated area of archaeological potential, nor does it contain recorded
monuments..Howeyver, ‘a review of the surrounding area identifies the zone of
archaeological potential for Dublin City (RMP DUQ18-020) within ¢. 100 metres of the
site and,3 no. recorded monuments, all scheduled for inclusion in the RMP, within c.

500 metres of the site. The site was also reclaimed form the estuary of the River

\Liffey'from the 18" century giving the potential for archaeological remains. The PA’s

Archaeological Report notes that ‘The Dublin City Industrial Heritage Record’ lists
three mid-19"" century goods sheds on the site, with two remaining, and states that
the subsurface remains of other features of industrial heritage interest may survive
within the site. On the basis of the foregoing, the potential for subsurface
archaeology cannot be excluded. It is proposed to undertake archaeological
mitigation and monitoring of all excavation works . Both the DCHG and DCC'’s
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11.6.2.

11.6.3.

Archaeological Section indicate no objection to the proposed development subject to

the implementation of proposed mitigation measures.

Architectural Heritage

Architectural heritage is addressed in Chapter 14 of the EIAR and the Architectural
Heritage Assessment submitted with the application. The site, in its current form,
dates from the mid nineteenth century and the construction of the railway ling a\nd .
station at Amines Street. Connolly Station including all 19" century propertlens cf
the main railway station complex is included on the current RPS (Ref Nov 1 30)
Protected structures within the application site include the Vault at Sewiie Place

Wall at Oriel Street Upper and Sherriff Street Upper and the Workshop #hd Luggage
Store facing onto Sherriff Street Lower. Oriel House, at the mtersectlon of Commons
Street and Oriel Street Upper, is an early 20t century oﬂ" ce buddmg associated with
the railway administration. This structure is not leted on the RPS but is listed on the
NIAH. The proposed development involves the demolition of modern administration
and maintenance buildings, Oriel House and patts of the protected boundary wall. It
is also proposed to take down a section of‘ s:to'n_e.-?beﬂndary wall onto Oriel Hall, and
to reconstruct it in exactly the same leeation and presentation to facilitate the
construction of a vehicular ramp The appllcatlon before the Board seeks to
undertake remedial / refurblshment works only to secure the luggage hall and
storage vaults on Shernff Street Wower and to provide a new fink via an existing
vaulted structure form Sevnﬂe Place. A separate Section 34 application for the
commercial blocks will seek io construct new buildings above the former vaulted
luggage szore and vauits on Shetriff Street.

The,appllcation Aite is no longer required as part of the modern- day operations of the
rall stahcn and as such, has the potential to be redeveloped for urban land uses.

/ Any redevelopment will involve the loss of historic fabric and alter the existing

" settmg The proposed development includes specific strategies for the repair,

rétention and adaption of historic structures within the site. The proposal to open up
arched openings in the wall along Sherriff Street and to provide a connection to
Seville Place will ensure that the 19 century building fabric of the wall and vault
structure will remain intact and become an integral part of the new scheme. While a
greater level of intervention is proposed to the stone wall along Oriel Street, | accept
the applicant's argument that this wall does not possess significant architectural
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11.7.

11.7.1.

special interest and that the opening up will have a positive effect on the surrounding
streetscape. Oriel House is not included on the RPS. The structure occupies a
strategic position within the local street network and the urban design and place
making benefits of providing a new landmark structure at this location, outweighs any
conservation benefits from retaining the 20t century structure. The Report of the
PA’s Conservation Officer indicates that the loss of some historic fabric is regrettable
but does not object to the interventions proposed within the site on conseryatign
grounds. | am satisfied that the proposed design approach, ensures that h.istoric
structures will be retained within the site and will be clearly distingujshable from the
new development. '

Traffic and Transport

Traffic and Transport are addressed in Chapter 6 of'the EIAR and in the Traffic
Impact Assessment. The site is at a highly accessible urban location in Dublin 1,
adjacent to Connolly Station (mainline rail, DART'and LUAS services), Busaras
(national bus services) and Amiens Stgeet (Dublin/Bus Services and Bus Lanes). It
is located to the north of Sherriff Street hower, west of Oriel Street Upper and south
of Seville Place. Amiens Street to the west'and the Quays to the south are the main
road corridors serving this part of the City. There are cycle lanes on Seville Place to
the north of the site that'Gonneet.into the wider city cycle network (TIA Fig. 7 refers)
and footpaths and cfossings 6rf the surrounding local road network.

The site curreptly comprisés a large surface car park with 390 no. spaces that serves
Irish Rail Staff (c. 161' No. spaces) and train users (¢. 229 no. spaces). Vehicular
accessto.the siteds currently from Sherriff Street Lower with an additional pedestrian
accéssthrough Connolly Station for Irish Rail passengers and CIE staff accessing
the car park and other facilities within the site. A new vehicular access is proposed
from QOriel Street at the north eastern corner of the site. There are ramps within the
site at street level that lead down to a basement level and up to a deck level in Block
B that sits over the railway sliding’s (Level 03). The basement level contains 58 no.
car parking spaces, 640 cycle parking spaces, plant rooms and waste management
facilities. The deck level contains 180 no. car parking spaces and a fire tender road
to the site boundary with Connolly Station. Other non-vehicular accesses are
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11.7.2.

proposed from Oriel Street Upper, Sherriff Street Lower and Seville Place (via an
existing vault structure) to create an internal street network.

Car and Cycle Parking

A total of 135 no. car parking spaces are to be relocated from the existing surface
car park to a deck level to serve CIE. The submitted details state that the _
development agreement pertaining to the site requires 180 no. spaces to be k
maintained for CIE’s use and that this is ‘a restrictive covenant’ on the sue Further 4
spaces will be relocated for CIE use under the future Section 34 applrcatiah The
Report of the PA’s Transportation Section states that the applicant has fallgd to
provide details on the operation of the existing CIE car park and. that its Continuance
as a commercial commuter car park would be contrary to Deve!oprpent Plan policy.
However, the applicant argues that the CIE car park is é:_'l'o_ng.—es;{a‘blished use at this
location and that the proposed development effgcfi\fely ré‘ii.onélises and consolidates
the car parking provision within the site. | wou"ld'-%‘agcepﬁthe argument presented by
the applicant. The relocation and rationah{?atioﬁpf the existing spaces facilitates the

redevelopment and regeneration of the sitedr urban land uses.

A total of 58 no. car parking spaees afé\proposed at basement level to serve the
proposed SHD scheme. Thievis -a‘"éignific'a\nt reduction on the number of spaces (and
the basement area) proposéd at h‘:i'eéapplication stage. The spaces will be reserved
for car club use. The ‘aﬁﬁ:lipah*t fhakes a case for the reduced level of car parking
provision based, ol the"guidance contained in the Apartment Guidelines 2018
{Section 4.19)’t6‘;ﬁgbs§aniially reduce or wholly eliminate car parking in more central
locations :{‘hat élreI well served by public transport. | consider the level of car parking
proyjsion f&?‘b.e gtceptable.

A "tgt‘éii‘ro-f' };ﬁOG cycle parking spaces are proposed, with 640 no. spaces at

Q baée‘méht level accessed via a dedicated cycle lane on the basement access ramp

and’ '6ther spaces within secure cycle parking areas within each block at street level.
Séction 4.17 of the apartment guidelines specifies a general minimum cycle parking
standard of 1 cycle storage space per bedroom and visitor parking at a rate of 1
space per 2 residential units. This would equate to a requirement for 998 no.
resident spaces and 370 no. visitor spaces within the scheme. The cycle provision
exceeds the standards set out in the 2018 guidelines and is acceptable in my view.
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11.7.3. Traffic and Transport Impact Assessment

The submitted TIA considers the impact of the overall masterplan on the local road
network. The trip generation potential of the development is assessed using the Til
(NRA) approved TRICS database. Surveys are selected from the database based
on a range of factors including development type, size, location, public transport etc. |
I would note that the sites chosen in this instance had higher rates of car parking |
provision and thus, the estimated trip generation from the residential unitsi€ |
overestimated. The impact of the proposed development on 6 no. local road
junctions is considered in the TIA for a base year of 2018, opening yearof 202 2 and
a future year of 2037 (+15 years). The model shows that all jumetionsiwill Eontinue to
operate within capacity. | consider that the development will have a fimited impact
on the established fraffic conditions at this urban location, given the limited number
of car parking spaces proposed and the sites proximity,to high capacity transport
services and employment destinations.

The PA’s Transport Section raises concerns in relation to access and egress
arrangements to and from the site — including'theise of a single vehicular access
from Oriel Street Upper, and in relation to the detailed design of the access ramps
(including the level of detail pcovide&‘fm relation to the ramps and associated
roadways). The Report expresses contern in relation to: the over concentration of
uses at the entrance from @riel'Street Upper and the potential for conflict between
pedestrians, cyclistd and vehjcles; the potential for cyclist and vehicular conflicts on
the basement ramp (one way shuttle for vehicles and two way cycle lane); and the
potential for queuing oft the local street network due to the shuttle system. | am of
the view'thatithe entrance, ramps and circulation areas are of an adequate width and
scalé to accommodate traffic movements associated with the proposed
nﬁ'evel'opm_eﬁt. The issues raised by the PA are detailed design matters in my view
that can be addressed within the parameters of the scheme as proposed. On this
basis, | recommend in the event of a grant of permission that a condition is attached

requiring detailed design matters to be agreed prior to the commencement of
development:

% North Wall Quay / Samuel Beckett Bridge / Guild Street; Guild Street / Seville Place / Sherriff
Street Upper; Seville Place / Oriel Street; Amiens Street / Portland Row / North Strand Road /
Seville Place; Amiens Street / Talbot Street; Sherriff Street Lower / Irish Rail Car Park Entrance.
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11.7.4.

11.7.5.

11.8.

11.8.1.

Construction Traffic

It is submitted that the volume of traffic generated during construction will be lower
than that generated during the operational phase. The construction phase, including
traffic management arrangements, are addressed in the Construction Methodology &
Phasing Management Plan. The TIA notes that this plan will be agreed with the PA
and revised as necessary prior to the commencement of construction. %

¢

Traffic and Transportation Impacts Conclusion

Having regard to the above assessment, | am satisfied that the deveié_bfﬁé{iéit wv.;_vjff not
result in undue adverse traffic impacts and that any outstanding,.isiisy_@s“ fay’ be dealt

with by condition.

Drainage, Flood Risk and Site Services

Surface and Foul Water Drainage and Water Squ_y

The public drainage network in the area cémprtse a network of combined public
sewers (collecting both foul sewerage and surface water runoff). There are no
dedicated foul or surface water sewer&___ All sewers in the vicinity of the site drain to
an Irish Water pumping station on Mayor ‘Street Lower Pumping which ultimately
discharges (via rising mainfand grawty sewer) to the Ringsend WWTP. The
combined sewerage netﬁvprk.‘also“"'includes Combined Sewer Overflows that

discharge to the Ljffey':‘Estu-ary at North Wall Quay during extreme rainfall events.

Separate sur_facé--\yyateﬁr énd foul water systems are proposed within the site as
detailed in the sgbrﬁitted Engineering Services Report. Storm water will run through
Sumorage features and flow control devices and run off will be limited to

_equwalent greenf[eld run off rates. The wastewater drainage system will collect all

foul vyater generated on site. Three separate outfalls are proposed to the combined

| “"sewéfr, two at Sherriff Street Lower and one at Oriel Street Upper. In terms of water

sﬂpply it is proposed to connect to the existing 9-inch water man on Sherriff Street
Lower as the primary supply point. Due to the size of the proposed development, it
is also proposed to provide a secondary connection to the existing 6-insh watermain

on Oriel Street Upper.
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11.8.2.

11.8.3.

11.9.

11.9.1.

A submission received from Irish Water confirms that subject to valid connection
agreements being put in place between Irish Water and the developer, the proposed
connections to the IW network can be facilitated.

Flood Risk Assessment

The application is accompanied by a Site-Specific Floor Risk Assessment. The sitey,
is located ¢. 380 m north of the River Liffey Estuary. CFRAMS data indicates'that
the site is within Flood Zone A / B for fluvial and tidal flooding but that it isina
defended area. The SFRA notes that the area has a long history of ytban |
development and that it is reasonable to expect that flood defence$ wil'be
maintained and that only a residual risk of flooding, in event qffailure,IWiii exist.
Having regard to the inner-city location and the Z5 zoning of the site,| would concur
with this view. [t is proposed to manage the residual flood risk through mitigation.
The proposed development has passed the Development Plan and Development
Management Justification Tests in accordance withithe ;équirements of the Flood
Risk Management Guidelines. | considered the proposed development to be
acceptable in the context of the Flood Risk Man'agement Guidelines.

Drainage, Flood Risk and Site Serviees.Conclusion

| am satisfied with the propoged foul ahd surface water drainage and water supply
arrangements, subject toconditiong!.

Other

Childcare Fé’cilities and Schools Demand

The ‘Apartment Guidelines’ (2018) provide an update to earlier guidance in relation
to cﬁildca‘re provision. The guidelines recommend that the threshold for provision in
apartment schemes should be established having regard to the scale and mix of
units #roposed, the distribution of childcare facilities in the area and the emerging
defnographic profile of the area. The guidelines recommend that 1 bed and studio
units should generally be excluded from childcare requirements and, subject to
location, that this may also apply in part or whole to units with 2 or more bedrooms.
The guidance set out in Appendix 13 of the Dublin City Development Plan is
generally consistent with that of the Childcare and Apartment Guidelines. The
application is accompanied by a Childcare Capacity Assessment. It is proposed to
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11.9.2.

omit childcare provision. The assessment considers a study area within 1 km of the
site. A total of 15 no. facilities are identified and the applicant states that there is
sufficient capacity in the area to cater for demand arising from the proposed
development. Having regard to the BTR nature of the scheme and to the
predominance of studio, one bed and two bed units, | accept the conclusions of the

Childcare Assessment.
- 4

Part V

The applicant has submitted Part V proposals for the [ease of 75 no. gpaﬁment unlts
or 10% of the proposed units to the planning authority. A schedule of eshma‘ted
costs has been submitted. The report on file from DCC’s Hoysing Bept indicates
no objection. One observer has raised concerns in relation tethe pyobosal to lease
the units as opposed to transferring them. However, as ihd.iqafgd Th the 2018
Apartment Guidelines, the particular circumstances "@fB'I;R pl"djec:ts may mitigate
against the acquisition or transfer of units and t"hewl‘eas‘irjg'option may be more
practicable. | am satisfied that the proposgl is i \ac\co‘rdance with the Part \ options
set out in DHPCLG Housing Circular736126.15.:;__ Tt/,‘ts;recommended that a standard

condition be attached in the event of "a.grant of permission in relation to Part V.
Aviation -

The submission of the IrishigAyiatiQh Authority states that the developer should
engage with DublirLAi'rp:oft to assess whether the proposed permanent structure
would impact op flight'pracedures at Dublin Airport. The application has not been
referred to the Dabnn Aifport Authority. The site is outside of the Dublin Airport
Outer Pubhc Safety Zone detailed on the Dublin City Council Development Plan
Map? The s;te i€ not within a flight path associated with Dublin Airport. | have
consulted th‘e Dublin Airport Aerodrome Safeguarding Map, dated July 2017. The

\'\_\3|te Is il the Outer Horizontal Surface Elevation. The Map states that in this area a

'PAéshou[d consult with the airport licencee before granting permission for “all
bhiidings, structures, erections and works exceeding 90 metres in height”. The
highest structure proposed in this instance is 79.450 metres above ground level. On
this basis, | am satisfied that there is no conflict in respect of the safety or efficiency

of air navigation. | recommend that a condition is attached in the event of a grant of

ABP-305676-19 Inspector’'s Report Page 53 of 85



permission, that requires the applicant to contact the JAA prior to the commencement
of crane operations, with 30 days prior notification.

11.10. Planning Assessment Conclusion

12.0

12.1.

The development is acceptable in principle with regard to the zoning of the site in,the
Dublin City Development Plan 2016 — 2022. The housing density and mix arey
acceptable having regard to the zoning objective and to the strategic locatiog of the
site within Dublin City Centre and proximate to high capacity public trafisport,
employment and services. The design and layout of the developmeént isrgenerally in
accordance with relevant national and local policies on resideptial devélop’ment and
will provide a satisfactory standard of residential accommodation, while achieving a
residential density that reflects the strategic nature of the siterand the importance of
consolidation on zoned and serviced lands within gstab!ishé.d urban areas. Itis
considered that the development will enhance pedestriard and cycle connectivity in
the area and would not result in undue adverse traffic impacts. | am also satisfied
that the development does not result in a significantflood risk at the development
site or upstream or downstream. While some adverse impacts are been identified in
the assessment at a local level in réspef:t of visual and residential amenities, the
identified impacts are not unduly significant in my view having regard to the urban

context. Furthermore, l€onsider thét overall the scheme would be likely to have a
positive impact on the€ area.

ENVIRONMENTAL IMPACT ASSESSMENT

Introduction

The abplication is accompanied by an Environmental Impact Assessment Report
(EIARJ. The application falls within the scope of the amending 2014 EIA Directive
(Directive 2014/52/EU) on the basis that the application was lodged after the Jast
date for transposition in May 2017. The application also falls within the scope of the
European Union (Planning and Development) (Environmental Impact Assessment)
Regulations 2018, as the application was lodged after these regulations come into
effect on 1st September 2018.
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2.1.1.

12.1.2.

12.1.3.

The development involves a total of 741 no. residential units, 10 no. retail and
commercial units and other associated development on a site of 2.88 hectares in an

urban area.

ftem 10(b) of Part 2 of Schedule 5 of the Planning and Development Regulations
2001 and section 172(1)(a) of the Planning and Development Act 2000 (as
amended) provides that an EIA is required for infrastructure projects that involve: %,

(i) construction of more than 500 dwelling units
(iv)  Urban development which would involve an area greate'r than 2 ha in
the case of a business district, 10 ha in the case off oth@r par;s' of a

\

built-up area and 20 ha elsewhere.

In this paragraph “business district” means a district within a'c'ity QF';[OWH in which the
predominant land use is retail or commercial use. Fhe s\'?ite 180ithin and at the edge

of the city centre mixed use zoning (Z5). The pre’dom'nanf land uses on lands to the

west and south are retail and commercial and as suchA consider the site to be within
a business district for the purposes of EIA Gwan tQe number of units proposed and

the site area of 2.88 hectares, the deyelopment requsres mandatory EIA.

The EIAR is laid out in three docurﬁen{s\r,‘ the main document, appendices and the
non-technical summary. Ghapte1 18”an introduction which provides a description of
the site, sets out the rgléyaﬁi;;le_gisiation and the format and structure of the EIAR as
well as outlining the'é‘)(perts---i_nvolved in preparing the document and consultation
undertaken. Chap:t‘e‘z__r'é provides a description of the proposed development.
Chapter ;pfmidéé\qetail with regard to the consideration of alternatives and
difﬁcult_i_esﬁ*encodhtéfed. Chapter 15 considers interactions and Chapter 16 provides
a st_imjm?ry_xbf Mitigation measures.

: Tﬁ'e\,‘_!’ikfefly'éignificant direct and indirect effects on the environment, as set out in

Aﬂ_igfe 3 of the Directive, are considered in Chapters 4-14 under the following

headings:
e Population and Human Health
¢ Landscape and Visua! Impact

o Material Assets: Traffic and Transport
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e Material Assets: Built Services
¢ Land and Soils

» Water and Hydrology

¢ Biodiversity

* Noise and Vibration

e Air Qualit)‘r and Climate

* Cultural Heritage — Archaeology
* Built Heritage — Architectural

12.1.4. Article 3 (2) of the Directive requires the consideration of the effects deriving from the
vulnerability of the project to risks of major accidents or disasters {or both) that are
relevant to the project concerned. The risk of major acejdents and / or disasters is
dealt with in the specific chapters of the EIAR where relegant to the environmental
factor under consideration. Having regard to the nature of the development
proposed, the site’s location within an urban areays the nature of the receiving
environment and the climatic conditions that apply, | consider that the requirements
under Article 3(2) are met.

12.1.5. | have carried out an examination of the information presented by the applicant,
including the EIAR, apd theisubmissions made during the course of the application.
A summary of the, submiSsions made by the planning authority, prescribed bodies
and the observers jha_s been set out at Sections 7, 8 & 9 of this report. The issues
raised are addressed below under the relevant headings, as appropriate, and in the
reasopeédiconelusibn and recommendation including conditions.

12.1.6. | am satisfied that the information contained in the EIAR has been prepared by
competerit experts and generally complies with article 94 of the Planning and

Development Regulations 2000, as amended, and the provisions of Article 5 of the
EIA Directive 2014.

12.1.7. A number of the environmental issues relevant to this EIA have already been
addressed in the Planning Assessment at Section 11.0 of this report. This EIA
Section of the report should therefore, where appropriate, be read in conjunction with
the relevant parts of the Planning Assessment.
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12.2.

12.2.1.

12.3.

12.3.1.

Consideration of Alternatives

The submitted EIAR outlines the alternatives examined at Chapter 3 (pursuant to
Article 5(1)(d) of the 2014 EIAR Directive and Annex IV). The main alternatives
studied were alternative locations, design and processes. The location site is
considered suitable for high density residential development having regard to the
strategic position of the site and the city centre zoning. The proposed developmenf
was considered in the context of the extant permission on the site and ssfeeted as
the optimum design approach. A number of building and energy procesées Were
considered. In my opinion reasonable alternatives have been exptored and the
information contained in the EIAR with regard to alternatlves, prowdes a justification
in environmental terms for the chosen scheme and is in accordanoe W1’th the
requirements of the 2014 EIA Directive.

Assessment of Effects

Population and Human Health

Chapter 4 of the EIAR addresses pobglationpéna hﬁman health. The issue of impact
on population has been raised -in'wth'i?d ﬁérty submissions. The EIAR considers
potential effects in the context oﬂand use, human health, population and economic
activity and amenity. Péte'ﬁ;tial irrﬁ;acts on population and human health arising from
other factors are q,ealt W|th in.the relevant sections of the EIAR and in the

interactions sectlon

The recewlng'enwmnment comprises a mixture of commercial, office, retail and
hous‘i_ng.diéy_elopz’ment. The scheme before the Board is primarily residential with

asSbgiE:atgd\_ySes. It is part of a larger mixed-use scheme detailed in the submitted

- masjéfplan for the site.

9]

“"T:t_jr__a‘r'é will be positive land use impacts during construction due to the redevelopment

& an underutilised brownfield site and employment and economic activity generated
by the development. Some negative impacts may arise from increased noise and
dust, traffic and health and safety impacts, as addressed in the relevant sections of
the EIAR. | am satisfied that construction stage impacts will be slight and short-term
in nature and that impacts will be mitigated to an acceptable level by the measures

detailed in the relevant sections of the EIAR. In terms of cumulative impacts during

ABP-305676-19 Inspector’'s Report Page 57 of 95
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construction, | would note that there are similar developments permitted or under
construction in the vicinity, as detailed in Section 1.11 of the EIAR. The risks
outlined above can be similarly avoided, managed and mitigated through good
construction management practices and cumulative impacts are not likely to arise.

During the operational phase, there will be positive impacts arising from the delivery
of housing. The planning assessment concludes that there will be some |mpacts on
the wider area due to overshadowing and visual impacts but that the lmpactswould y
not be significant. | consider that the impact of the scheme will be positive gverall
and that any adverse impacts will be mitigated to an acceptable level by the deéign
and management mitigation measures proposed within the schéme. The potential
for cumulative impacts during the operational phase is largely'positive as the
developments is consistent with the policies and objectivesiof. thé.Bevelopment Plan

for the area. Some negative impacts could arise fromgumulative demands on local
infrastructure.

[ have considered all of the written submissions made in relation to population and
human health. | am satisfied that the identifiedhimpacts would be avoided, managed
and mitigated by the measures which f3wm part of proposed scheme, the proposed
mitigation measures and through sd’ﬁt@ble conditions. | am therefore satisfied that the
proposed development would not have any unacceptable direct or indirect impacts in

terms of population and’human heélth | am also satisfied that cumulative effects are
not likely to arise.

Landscape and VisualMmpact

Chapter 5 of the BIAR addresses visual and landscape impacts, while Chapter 14
Built Heritage addresses the impact on sensitive historic views. The potential
landscape aﬁ'd visual impacts have been described and assessed under the
planning assessment in Section 11.3 above (Building Height and Visual Impact) and
are sﬁmmartsed below. The issue of visual impact and scale has been raised in
third party submissions.

The site is a brownfield site that comprises a large surface car park, maintenance
facilities, administration and storage buildings. The proposed development
comprises 8 no. contemporary blocks of 4 to 23 storeys.
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The submitted EIAR states that the construction phase visual impacts would be
significant and negative, but temporary in nature. | consider that the impacts would
be more moderate in nature given the sites current state, moving to positive as the
development emerges on site. During the operational stage, the proposal to redevelop
and open up a brownfield site for urban uses and to provide connections through the
site will have a positive visual impact. The photomontages submitted with the
application show that on long-range and mid-range views the development will be
viewed as a collection of higher buildings. The VIA makes the case that,i m tbe mid
distant and long distant views the development would be visible bu would res,uit in a
low to medium magnitude of change and that the proposal would add v;suai mterest
make a positive contribution to the skyline and improve Ieg”blhty on these views. |
accept the findings. At a neighbourhood level there will be a fransmon in scale
between the proposed development and existing developmen_t fo the east and north.
The development will read as the dominant eleménﬁq Ioea‘l views and the character
of the area will be altered. The visual impecf at the local level will therefore be
significant. However, | consider the urban f@rm and massing approach to be
reasonable having regard to the evolvmg charac‘ter of this area. The development will
make a positive contribution to,the. _areq in terms of place making, streetscape and
connectivity. The use of oonte__rjﬁp‘o;ary‘ blocks; variety in terms of scale, height,
elevational treatment and rﬁeteriais 'pelette; provides an aesthetic quality in my view.
| consider the visual i_rhb"a_cf a’f’fﬁe neighbourhood level to be significant but positive

overall.

Cumulativg wsuai tmpacts would arise in conjunction with the development of the
overall masterplan'and in conjunction with other developments that are approved or
under@onstructlon in the wider city centre area (EIAR Section 1.11 refers). The
4 photomoqtages show the cumulative impact with future commercial blocks that are
. to form part of a future application under Section 34 of the Act. For the most part no
changes arise when all blocks are included, save in the case of views from Church
Road East Wall, Amiens Street opposite Connoily Luas Stop and Commons Street,
where the significance of effect increases marginally but remains positive overall. I
consider the potential cumulative impacts to be positive in the context of an evolving

city.
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12.3.3.

| have considered all of the written submissions made in relation to Landscape and
Visual Impact. | am satisfied that the identifi ed impacts would be avoided, managed
and mitigated by the measures which form part of proposed scheme, the proposed
mitigation measures and through suitable conditions. | am therefore satisfied that the
proposed development would not have any unacceptable direct or indirect lmpacts in

terms of Landscape and Visual Impact. | am also satisfied that any cumulatlve
effects arising would be positive.

Material Assets: Traffic and Transport, Built Services & Waste

Traffic and Transportation

Traffic and Transport impacts are addressed in Chapter 6 of the EIAR aAd in the
Traffic Impact Assessment. The potential Traffic and Transport impacts have been
described and assessed under the planning assessment in Section 11.7 above and

are summarised below. The issue of traffic impagt has Been'taised in third party
submissions.

The site is at a highly accessible urban Iocation,_ Atotal of 58 no. car parking spaces
are proposed to serve the proposed SHD development; a total of 135 no. car parking
spaces are to be retained within the siteto'serve CIE; and a total of 1,406 cycle
parking spaces are also prop.osed

During the constructlon phase, it is/envisaged that traffic impacts would arise form
staff accessing the sute and deliveries. | am satisfied that construction phase traffic
and transport impacts would be negiigible and short term in nature. The submitted
TIA models fhetimpaet of the proposed development on 6 no. local road junctions
during the operat1031ai phase. The model shows that all junctions will continue to
Operate within capac:ty | consider that the proposed development would have a
minimal andnegligible impact on the locai road network. There is potential for
cumulative impacts with the proposed office and hotel floorspace on the site and
other developments in the area. The TIA considers the cumulative impacts and

indicates that the proposed development would not make a significant contribution to
cumulative impacts.

Material Assets: Built Services
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Built Services impacts are addressed in Chapter 7 of the EIAR. This includes
surface water drainage, wastewater drainage, water supply and utilities {electricity,
gas, telecommunications). The potential impacts on surface water drainage,
wastewater drainage and water supply have been described and assessed under the

planning assessment in Section 11.8 above and are summarised below.

The area is served by a network of combined surface and wastewater sewer_s,__‘,‘.and\:"
water mains. There are no natural water courses in the vicinity of the site, ';ih“e':re_ar’,[é
a number of utilities located in the area including electricity, gas, and - & ) d
telecommunications — to include telecommunications structures V\uthm the snte Best
practice wilt be implemented during the construction and operatlonal phases to
ensure that existing services are not impacted. Subjectto app..ropnate mltlgatlon and
management no significant construction or operational phase impa'éts, or cumulative

impacts are envisaged.

Material Assets: Waste Management

Waste Management is not addressed in tﬁ_§ sub}”mitted EIAR. However, the
application is accompanied by a Copstruction: ‘é.ﬁ'd"tiemolition Waste Management
Plan. Operational waste manag.eme_rﬁ?is addressed in Section 2.4 of the Building
Life Cycle Report and in thg.Arctg_ﬁégtg Désign Statement (p47).

During the construction ph'a:‘f_s_e_ thquprbposed development would generate typical
construction and d_emplit‘ré}n waste. Based on previous testing it is anticipated that
the soils to be remeoved 6pmply with the non-hazardous landfill acceptance criteria.
The submitfed Oﬁtl\ineﬂénstrucﬁon & Demolition Waste Management Plan sets out
the types ’6f was‘te tﬁét are likely to arise and provisions for the management of
sam@ The effe‘t:ts on the environment will be short-term and neutral.

_ Dunng the operatlona! phase waste will be generated from residential and

3 \qommerclal uses on site. The waste will be primarily domestic in nature and can be
nfiéfﬁaged in accordance with an Operational Waste Management Plan and by the
site management company. Dedicated waste storage areas are provided at
basement level and will be collected by waste contractor. No significant impacts or

communal impacts are anticipated.

Material Assets Conclusion
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12.3.4.

I have considered all of the written submissions made in relation to material assets. |
am satisfied that the identified impacts would be avoided, managed and mitigated by
the measures which form part of proposed scheme, the proposed mitigation
measures and through suitable conditions. | am therefore satisfied that the proposed
development would not have any unacceptable direct or indirect impacts in terms of

material assets. | am also satisfied that cumulative effects are not likely to arise’

Land and Soils

Chapter 8 of the EIAR describes the potential impacts on the geologjeal and,
hydrological environment. The SHD site is a brownfield site. The Sit_e hés been
raised and comprises c. 7 metres of made ground. The subsoilé are pre,dominantly
Limestone Till (Carboniferous). This is the dominant subsoil type in the region and is
a dense soil with low permeability. The bedrock comprises —the Dublin Urban
Ground Water Body - a Calp Limestone that is logally ti?cqlporta'nt and of ‘low’
vulnerability. The groundwater status within the aquifer i$ ‘Good’ and recharge rates

are low. Groundwater flow in the area is towards Dublin Bay.

During construction the change in land use from*Ifght industrial to mixed use urban
development is considered to be positive. it is proposed to excavate the site to
basement level (-2.585m OD)~During,the construction phase the main potential for
impact arises from the removal of sails, excavation, pilling works and accidental
leaks or spillages of centaminating substances. Based on previous testing it is
anticipated that the soils'te,be removed comply with the non-hazardous landfill
acceptance criteria, The4sasement will be in the glacial till layer. While the
basement will sit below the water table (Om OD) changes to the wider water
enviropment are @bt anticipated and mitigation will be employed during construction
(inc: de-wate'ring) to manage the water environment and avoid pollution. Onsite pre-
4reatment of ground water may be required prior to discharge to the public sewer.
During the operational phase, there is limited impact on the geological environment.
Lik€ly significant impacts on land are soil are not envisaged.

Cumulative impacts arising from further development within the site and on sites in
the area can be similarly avoided, managed and mitigated through good construction

management practices and | am satisfied that cumulative impacts are not likely to
arise.
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| have considered all of the written submissions made in relation to land and soil and
the relevant contents of the file including the EIAR. | am satisfied that impacts
identified on fand and soil would be avoided, managed and/or mitigated by measures
that form part of the proposed scheme, by the proposed mitigation measures and
with suitable conditions. | am therefore satisfied that the proposed development
would not have any unacceptable direct or indirect impacts in terms of land anyg.-sei-l,_\

_—

| am also satisfied that cumulative effects are not likely to arise. |

12.3.5. Water and Hydrology

Chapter 9 of the EIAR deals with water and hydrology.

The site is within the Dublin Bay (HAQ9) surface water sub- @éfchment Thls is the
most urbanised surface water sub-catchment in Irefand and as_ such, the water

bodies within it are subject to prolonged and sustairled ﬁr'eé’sureiform pollution.

The area is served by combined public sewers, and watermalns There are no
watercourses in the immediate vicinity of tb@ site. At présent discharge is collected
within the site and discharged to the pubh_c, ne;work without flow control or

attenuation. The runoff from the car bark aré‘é funs through hydrocarbon separators.

During the construction phase t‘here i§'potential for contaminants such as silt or
hydrocarbons to enter the surface water systems and impact on the natural water
environment. Best practlce _c;te_sl_gﬂ and construction practices wili be implemented

during the construgfiﬁh ph‘és__e to avoid / mitigate potential impacts.

The potential irﬁpac’cs“grﬁvater during the operational phase relate to surface water
and wastewater flow.s to combined sewers. Discharges from the site will ultiimately
drain_,ta,,‘_rthé;..f{inggend WWTP. There are Combined Sewer Overflows on the
recéiu@ﬁg, sewerage network that discharge to the Liffey Estuary at North Wall Quay.
4 Sdﬁgcéj'w'éfer flows will be managed and reduced to greenfield levels by use of on-
site SuDS and storage features and run-off will run through interceptors to remove
any potential contaminants. While foul water volumes will increase the discharges
will be managed. Irish Water indicate that connections to foul and water networks

are feasible.

CFRAMS data indicates that the site is within Flood Zone A/ B for fluvial and tidal

flooding but that it is in a defended area. The application is accompanied by a Site-

ABP-305676-19 Inspector’s Report Page 63 of 95



12.3.6.

Specific Floor Risk Assessment. Given the urban context, it is reasonable to expect
that flood defences will be maintained and that only a residual risk of flooding, in
event of failure, will exist. It is proposed to manage the residual flood risk through

mitigation. The proposed development has passed the Development Management
Justification Tests.

In terms of cumulatlve impacts on water, | would note that there are a number, of
similar developments permitted or under construction on sites in the vicinity that
would carry similar risks. | am satisfied that the risks outlined above can be snmllariy
avoided, managed and mitigated through good design lconstructlon management
practices and that cumulative impacts are not likely to arise.

| have considered all of the written submissions made in relation to whater. | am
satisfied that the identified impacts would be avoided ,managed,and mitigated by the
measures which form part of proposed scheme, the praposed mitigation measures
and through suitable conditions. | am therefore satisfied that the proposed
development would not have any unacceptable direct or indirect impacts in terms of
water. | am also satisfied that cumulatiye effeets are hot likely to arise.

Biodiversity

Chapter 10 of the EIAR desciibesithe potential impacts on biodiversity. An
ecological evaluation and impact assessment is supported by desktop study and
field surveys that wege'undertaken by a suitably qualified ecologist. The site is
predominantly compesed of Hard standing and artificial surfaces with very liitle
vegetation, save forareas of amenity grassland and tree planting.

The impact of the proposed development on European sites is addressed i in detail in
Section 13.0,0f this report. The site does not overiap or adjoin any European or
gatlonally designated sites and the closest sites are in Dublin Bay at a distance of
3.4 km, A potential hydrological pathway between the site and European sites in
Dublin Bay is identified due to surface water and foul water connections. However,
having regard to the nature and scale of the development and the level of
separation, it is concluded that the proposed development is not likely to have

significant effects on any European site, whether considered alone or in combination
with other projects.
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The site consists of buildings and artificial surfaces and is considered to have a low
biodiversity value. There are no habitats of conservation significance within the site
and no alien invasive species were identified during survey. The only ecological
receptor where potential impacts are identified is common bird species. A number of
common bird species were noted during survey; however, no breeding or nesting
birds were observed. | consider that there is potential for direct impacts on birgsTand
their nests during the construction phase arising form site clearance works Bat
surveys found no evidence of roosting bats and a low level of bat actlvxty gene{:ally
No foraging was noted, with two species were recorded commutlng through thé site.

| consider that there is alsc potential for some direct impacts orv batsénd/;b‘at roosts
during the construction phase arising form site clearance wﬁ'rks:._’. T,he' ‘pot-entia!
impacts can be adequately mitigated. No operational phase impao’?cs or cumulative
impacts are predicted. ! 3

| have considered all of the writien submissions’-made‘ ip relation to biodiversity. | am
satisfied that the identified impacts would & avq_id‘éd,'f‘hanaged and mitigated by the
measures which form part of proposed schgn}e,_:fha proposed mitigation measures
and through suitable conditions. | am it_hereforé satisfied that the proposed
development would not have any-unacéeptable direct or indirect impacts in terms of

biodiversity. | am also satigfied thaf'eumulative effects are not likely to arise.

Noise and Vlbratlon

Chapter 11 of the EIAR addresses Noise and Vibration impacts. The EIAR
considers exrlfstln‘g Aba-selme noise levels in the area, predicted construction and

operationél noise [aVels and the predicted changes.

The;-ﬁlo\r‘hir‘u_\'a\nt-mfbise sources in the area are traffic noise with a high baseline noise

_ enwmnment recorded during surveys of the area (daytime levels of 72.6 to 63.4 Laeq,

{ 1sniland night time levels of 68.6 to 51,8 Lacg, 8 h.

Ifi’ﬂ'r'i‘hg construction there is potential for noise and vibration impacts arising from
construction activities. Noise impacts at the nearest noise sensitive receptors are
forecast for the various stages of construction using the methodology described in
TII's Good Practice Guidance for the Treatment of Noise during the Planning and
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Design of National Road Schemes (2014)%. | consider this approach to be
reasonable. The predicted noise levels range from 61.1 dB Laeq 10 49.7 dB Laeq.
The levels are considered worst case and are expected to last for a short period.
The predicted noise levels are lower than the construction noise limits detailed in the
Tl Guidelines, are lower than the existing background daytime noise levels at all
stages after earthworks and are generally in line with appropriate limits for daytime |
hours (c. 55 dB). The potential impacts would be mitigated by mitigation me'asufés_
detailed in the EIAR, such as limiting construction hours, using quieter,cohstructioﬂ
methods and locating piant / haul routes away from noise sensitive Jeceptors. |
Vibration levels are not expected to be significant. | am satisfied.thatioise and
vibration impacts arising during construction would be tempotary én’d short-term in

nature and that adequate mitigation measures are proposed to redete the level of
impact.

During the operational phase, there are no significant noise sources within the
proposed site that would affect existing residentialproperties. The EIAR considers
the potential impact of transport noise on theyproposed development (inc. properties
in Block B that are closest to the rail cowjdor). For dwellings the worst-case noise
levels, based on the sample of noise sensitive receptors detailed in Table 11-9, is
predicted to be 64.8 dB Laeq/1s hour for day time and 58.1 Laeg, 16 hour for night time.
Based on a typical 15 dB redugtiop for an open window and the worst case external
ambient sound leve}§measures on site, internal sound pressure levels for future
occupants are expected tobe in the region of 50 dB Laeq, 16 hour during the day and 43
dB Laeq, s hoyratwighty, which is within acceptable limits. Mitigation measures, such as
the use of acoustig ventilation systems are proposed. The scheme is designed to
mitig_até‘potent’ial $igniﬁcant noise impacts on external spaces. | would concur with
fhewiewsset'out in the PA’'s Report that further clarity is required in relation to the
proposed mitigation measures in the interest of residential amenity. This issue can
be 'adéquate addressed by condition. Cumulative impacts arising with the later

phases of the development within the site will be the subject to future noise
modelling.

4 The predicted noise levels are specific to the proposed construction activities and are not
cumulative with the existing noise environment from other surrounding sources.
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| have considered all of the written submissions made in relation to noise and
vibration. | am satisfied that the identified impacts would be avoided, managed and
mitigated by the measures which form part of proposed scheme, the proposed
mitigation measures and through suitable conditions. | am therefore salisfied that the
proposed development would not have any unacceptable direct or indirect impacts in
terms of noise or vibration. | am also satisfied that cumulative effects are not likelyto

&

arise.

Air Quality and Climate

Chapter 12 deals with Air Quality and Climate.

The site is located in an urban area where background sourpes “of ponutants includes
industrial, domestic and rail emissions. Table 12.4 of the EIAR sets out a review of
typical air quality monitoring data for the Dublin Conprbatton N

The EPA monitors air quality at a number of Iocatlons The ‘closest monitoring
station to the site is at Coleraine Street, where contnnuaus monitoring is undertaken
for Sulphur Dioxide and Nitrogen Oxides. | \ The.. gﬁeatest potential for impact to air
during the construction phase of the deve[opment is from dust, PM10 and PM2.5
particulates and nitrogen dioxide'due fﬁ“e\xhaust ernissions from site plant and
vehicles accessing the site ¢ The pbtential impacts can be mitigated through good
construction practices, as set out |n Section 12.6.1 of the EIAR, and would be short-
term and negligible,in my""\ligw. In terms of climate there is potential for greenhouse
gas emissions assfacia'téd With the use of construction vehicles, generators etc, but
given the scale of the d8velopment it is considered that impacts would be negligible
and short-term durmg construction. The primary source of air and climatic emissions
durm’the operatlonal phase would be from traffic related emissions. The buildings

are ter be 1n accordance with the Building Regulations near zero energy building

stanqards. Given the limited car parking proposed it is considered that any impact

W;Quid be imperceptible.

| have considered all of the written submissions made in relation to air and climate. I
am satisfied that the identified impacts would be avoided, managed and mitigated by
the measures which form part of proposed scheme, the proposed mitigation

measures and through suitable conditions. | am therefore satisfied that the proposed

ABP-305676-19 Inspector's Report Page 67 of 95



12.3.9.

development would not have any unacceptable direct or indirect impacts in terms of
air and climate. | am also satisfied that cumulative effects are not likely to arise.

Cultural Heritage —Archaeology and Built Heritage

Archaeology is addressed in Chapter 13 of the EIAR and Architectural Heritage is
addressed in Chapter 14. The potential impacts have been described and assessed
under the planning assessment in Section 11.6 above and are summarised beflow.

The issue of impact on cultural heritage is raised in submissions received:

Archaeology

While there are no known archaeological sites or artefacts within the site, there is
archaeological potential within the area. The site is close to theZone of
archaeological potential for Dublin City RMP DU018-020%(e:,100 m), there are
recorded monuments within c. 500 metres of the site‘and th&re’'may be subsurface
remains of mid-19™ century goods sheds that previously®stdod on the site.
Furthermore, the site was originally within the estuary: of'the River Liffey and was

reclaimed from the 18" century onwards given e potential for artefacts from this
period to be found within the site.

The potential for impacts on previolisly undiscovered archaeology during the
construction phase cannot bé excluded. It is proposed to undertake archaeological
monitoring of all excavatfon works.and to undertake further archaeological mitigation
(e.g. preservation In!'SItLT or by record) should features of archaeological potential be
discovered. | c:anIder that'any potential adverse impacts will be mitigated to an
acceptable degree by.the proposed mitigation measures. No occupational phase
impacts_or eumulative impacts are anticipated.

ArchitecturalHeritage

Architectural Heritage is addressed in Chapter 14 of the EIAR and in the
Architéctural Heritage Assessment submitted with the application. The potential
impacts on architectural heritage have been described and assessed under the
planning assessment in Section 11.6 above and are summarised below. Visual
Impacts on historic sites is addressed under Landscape and Visual Impacts above
and in Section 11.3 of the planning assessment.
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The site, in its current form, dates from the mid nineteenth century and the
construction of the railway line and station at Amines Street. Connolly Station
(including all 19* century proportions of main railway station complex) is included in
the current RPS (Ref. No. 130). Within the application site the Vault at Seville Place,
Wall at Oriel Street Upper and Sherriff Street Upper and the Workshop and Luggage
Store facing onto Sherriff Street Lower are Protected Structures. Oriel House, amg,
early 20t century office building at the intersection of Commons Street and‘_Oiiije‘ln
Street Upper, is listed on the NIAH.

There is potential for impacts on architectural heritage during the goné;rucfién--'ﬁhase.
The proposed development involves the largescale redevelopm"eht\cf'thé-S'ite for
high density urban development. It would involve the demoﬁtiqn. of Ortel House
listed on the NIAH and alterations to and removal of segtions of thé ’protected
boundary wall. The existing vaulted luggage hall and stdggge Vaults on Sherriff
Street Lower will be retained, refurbished and 1n'¢9rp6rated ‘into the building works.
The proposed development includes specific -s_traté"gies":for the repair, retention and
adaption of historic structures and significénp impﬂ"act_s are nof anticipated. In the
operational phase, the completed de'\‘/\elopméh‘t \};fill éignificantly alter the existing
setting of historic buildings. The p_rOp‘ds_‘al to integrate the existing structures into the
development will ensure thaf the struetures remain largely intact, that they will have a
long-term purpose and be clie_arly__éistinguishab]e from the contemporary elementis of
the new scheme. YWhile a g_r_e__gntef level of intervention is proposed to the stone wall
along Oriel Street (lafge dpening) and at Oriel Hall (rebuilding of a section to
facilitate thesgonstruction of a ramp), 1 accept the applicant’s argument that this wall
does not possesy sfgnificant architectural special interest and that the opening up
will ‘t;(éxgé a,pe'siﬁ'\}e effect on the surrounding streetscape. | consider that any
po.teﬁiiﬁai""g_cf\‘}erse impacts arising from the construction and operational phases will
_be ﬁi@tig’éfed to an acceptable degree. In terms of cumulative impacts, a separate
S'Qatfbn 34 application for office blocks and a hotel block, will involve the construction
of new buildings above the former vaulted luggage store and vaults on Sherriff Street
and include refurbishment and interventions to facilitate the new buildings. The

impact of that development will be considered under the future application.

| have considered all of the written submissions made in relation to cultural heritage.
| am satisfied that the identified impacts would be avoided, managed and mitigated

ABP-305676-19 Inspector’s Report Page 69 of 95



by the measures which form part of proposed scheme, the proposed mitigation
measures and through suitable conditions. | am therefore satisfied that the proposed
development would not have unacceptable direct or indirect impacts in terms of
cultural heritage. | am also satisfied that cumulative effects are not likely to arise.

12.4. Interactions between Environmental Factors

12.4.1. Section 15 of the EIAR summarises the interactions between environmentdl factors, J

consider that the primary interactions can be summarised as follows:

¢ Population and Human Health — Traffic and Transport; Nol'sé & Vibration; Air
and Climate; and Landscape and Visual. :

* Landscape and Visual —Population and Human Héalth; Biodiversity.

* Traffic and Transport — Noise and Vibration; Arfe, Air Qua'lity and Climate.

» Built Services ~ Population and Human H_ealth; Laﬁd and Soils; and Water,

¢ Land and Soil — Water; Biodiversity; Cultural H_eritage.

» Water - Land and Soils; Biodiversity.

* Biodiversity - Land and Soilsp\Water.

* Noise and Vibration — Population.and Human Health; Traffic and Transport.

* Air Quality and Climate.— Population and Human Health; Traffic and

Transport; Byiit Services.

12.4.2. The various interactions’have been described in the EIAR and have been considered
in the course of this EIA.

12.5. Rea'so-'ne_pl Conclusion on the Significant Effects

12.5.1. "Having regard to the examination of environmental information set out above, to the
EIAR énd other information provided by the developer, and to the submissions from
the planning authority, prescribed bodies and observers in the course of the
application, it is considered that the main significant direct and indirect effects of the
proposed development on the environment are as follows:

e Significant direct positive effects with regard to population due to the increase in
the housing stock.
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12.9.2.

12.5.3.

« A direct negative effect on sunlight and daylight which could interact with
population and human health.

« A direct negative effect on the landscape and visual environment by the change
in the use and appearance of a relatively large site from brownfield to residential
and commercial. Given the location of the site within Dublin City this is

considered to be a direct positive effect on the receiving environment overaﬂ

e Adirect effect on cultural heritage due to the proposed aiterations to ﬂlS’ung buu{”
heritage features within the site and the impact on views of prote@ted sTru%tures

« Potential negative effects arising from noise and vibration and alr,durmg
construction. These effects will be short-term in nature qﬁd w_ill_\be mlt:gated by

measures outlined in the relevant section of the EIAR.

« Potential negative indirect effects on water durifig co\hstrl.icti-on and operational
phases which will be mitigated through cons't%q_ctioﬁ‘mahagement and by the
proposed surface water management :.(}rid'-atteff&at- fon system with respect fo
stormwater runoff, the drainage of foul effluent to the public system, and flood
mitigation measures and which wﬂl be mltlgated during construction by
appropriate management measyres. -

The proposed developmentf_\_is hdf;‘{ikély to have adverse effects on traffic and
transport, built service landiand/soil and biodiversity. Further it is not likely to
increase the risk of natural disaster.

The likely envirohmental éffects arising as a consequence of the proposed

developméht haye Péen satisfactorily identified, described and assessed. While
Iong-term ne.gapfre impacts are likely to arise as a result of daylight and sunlight
:n‘Tpauts duﬁng the operational phase, | consider that the positive impacts of the

L devé{op;ment outweigh any negative impacts arising. The environmental impacts

' id.eg}fffied are not significant and would not justify refusing permission for the

prposed development or require substantial amendments to it.

13.0 Appropriate Assessment Screening

13.1.1.

The application is accompanied by an AA Screening Report. It provides information

on and assesses the potential for the proposed development to significantly affect
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13.1.2.

13.1.3.

European sites. AA is required if likely significant effects on European sites arising
from the proposed development, either alone or in combination with other plans or
projects, cannot be ruled out at the screening stage. The report describes the site
and the proposed development and considers the potential for impacts on the
qualifying interests of European sites. In addition to the AA Screening Report, | have
referenced the EIAR, Engineering Reports and other documentation submitted With

the application.

Description of the Development and the Site

Permission is sought for a mixed-use urban development of 741 ng, BFR apdrtments
with associated retail and community uses over a proposed baSementlevel. The
site, with a stated area of 2.88 ha, is located to the rear of Connolly gtation, Sherriff
Street Lower, Dublin 1. The site comprises the existing Con__nolly Station surface car
park and attendant buildings; (b) the air rights to 2,0.83Qa area above the existing
rail sides; and (c) 0.07 ha of land providing access to Seylille Place and Sherriff
Street Lower. It is bound by Connolly Statién to th'e north west, Sheriff Street
Lower/Commons Street to the south and Oriél Street Lower to the east. The site has
been raised above the level of the adjacent streets and contains a number of historic
structures (vaulted luggage hall.and'storage vaults and stone boundary walis) and
more modern administrative and maintenance buildings. It consists of artificial
surfaces and areas of hard standing. Surface water runoff and foul effluent will
discharge to the existing.combined public sewer and the development will connect to
the public waterSupply. THe proposed development includes a new surface water
drainage system whighris designed in accordance with SUDS principles and includes
flow control'devices to limit discharge from the site. Foul effluent will drain, via the
publiginetwdik to the Ringsend WWTP and will ultimately be discharged to Dublin
Bay.\\I'here are no watercourses in the vicinity of the site.

Zone of Influence

The site is not within or necessary to the management of a European site. There are
no species or habitats of conservation significance within or in the immediate
environs of the site and the site has a low biodiversity value comprising artificial
surfaces and buildings for the most part. The development has a potential impact
pathway to European Sites within Dublin Bay via the combined surface water and
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foul water network. | consider that the water demand of the scheme is not significant
and that impacts on any upstream water bodies (e.g. Poulaphouca Reservoir SPA)

can be excluded at the preliminary stage.

13.1.4. In view of the potential hydrological connection to sites within Dublin Bay, | consider
that the potential for effects on sites within the Dublin Bay coastal waterbody need to
be considered at the Screening Stage. There are no hydrological or ecological”
pathways to any other European sites due to the separation distances invelyediand /
the absence of any ecological / hydrological or other potential impact paifhviiays.._ '
am, therefore, satisfied that likely significant impacts can be exclu;ied"‘in réépe‘ét of

all other European Sites at the preliminary stage.

13.1.5. Potential Effects on Designated Sites

13.1.6. There are 4 no. European sites that are downstream of the prepbsed development

as follows:
Site Name (Site Distance to Qualifzﬁi,ng Intefé'sts /
Code) Development " '
Site
South Dublin Bay and | 1.2 km wfsLight-bellied Brent Goose (Branta bernicla hrota) [A046]
RUCICE Ll (approx) ' Oystercatcher (Haematopus ostralegus) [A130]
SPA
/| Ringed Plover (Charadrius hiaticula) [A137]
{004024) : Grey Plover (Pluvialis squatarola) [A141]

Knot (Calidris canutus) [A143]

Sanderling (Calidris alba) [A144]

Dunlin {Calidris alpina) [A149]

Bar-tailed Godwit {Limosa lapponica) [A157]

Redshank (Tringa totanus) [A162]

Black-headed Gull (Chroicocephalus ridibundus) [A179]
Roseate Tern (Sterna dougallii) [A192]

Common Tern (Sterna hirundo) [A193]

Arctic Tern (Sterna paradisaea) [A194]

Wetland and Waterbirds [A999]
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28 km Mudflats and sandfiats not covered by seawater at low

South Dublin Bay SAC .
{approx.) tide [1140]

{000210) ] o
Annual vegetation of drift lines [1210]

Salicornia and other annuals colonising mud and sand
[1310]

Embryonic shifting dunes [2110]

€. 4.2 km Mudflats and sandflats not covered by seawatefat low.

North Dublin Bay SAC )
(approx.) fide [1140]

(000206) . -
Annual vegetation of drift lines [1210]

Salicornia and other annuals colonising mud and sand
[1310]

Atlantic salt meadows (Glauco-Pdecifiellietalia
maritimae) [1330]

Mediterraneary sélt meadpws (Juncetalia maritimi) [1410]
Embryonj€ shifting duries [2110]

Shifting dunes along the shorefine with Ammophila
arenaria (white dunes) [2120]

Fixed coastal dunes with herbaceous vegetation (grey
dunes) [2130]

Humid dune slacks [2190]

Petalophyllum ralfsii (Petalwort) [1395]

c. 4.2km Light-bellied Brent Goose (Branta bernicla hrota) [A046]
North Bull island SPA

_ (@pprox.) Shelduck (Tadorna tadomna) {A048]
(Stte Code (4006}, Teal (Anas crecca) [A052]

Pintail (Anas acuta) [A054]

Shoveler (Anas clypeata) [A056]
Oystercatcher (Haematopus ostralegus} [A130]
Golden Plover (Pluvialis apricaria) [A1 40]

Grey Plover (Pluvialis squatarola) [A141]

Knot (Calidris canutus) [A143)

Sanderling (Calidris alba) [A144]

Dunlin {Calidris alpina) [A149]

Black-tailed Godwit (Limosa limosa) [A156]
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Bar-tailed Godwit (Limosa lapponica) [A157]

Curlew (Numenius arquata) [A160]

Redshank (Tringa totanus) [A162]

Turnstone (Arenaria interpres) [A169]

Black-headed Gull (Chroicocephalus ridibundus) [A179]
Wetland and Waterbirds [AZ99]

"4
¢

-

13.4.7. The potential for significant effects on the qualifying interests of the European SItes

listed above as a result of surface and foul waters generated duril‘fg_ ;hé"qonsiruction

and operational stage can be excluded. This conclusion is bﬁséd oh"t«he"fact that:

During the construction stage surface water will be attenua.téd and part
treated within the site and the nature of anm d]scha;;ges fs temporary

Should a pollution event occur during the--eonstrmctlon phase due to the
accidental spillage or release of cor;‘_l’fa'm'ir’ia,\‘nt"s this would not be of such
magnitude so as to have a sigpiﬁca;ﬁ‘t-..ad\feirse effect on downstream water
quality in Dublin Bay due to th:é\l‘\evel of separation and the dilution arising

from the volume of water bafweer'the sites.

There will be a re,du-étion in:‘;su'i:face water run-off during the operational
phase, relative to'the éi(’isﬂhg situation, as surface water wil! be attenuated

and part Iréate_d'-wi_i_thih',the site.

Fouland é@urféc“e Waters will discharge to the existing combined foul and

_‘surface wate'r network and will travel to Ringsend WWTP for treatment prior to

& -dlsqharg'e to Dublin Bay; the Ringsend WWTP is required to operate under

‘_EPA licence and meet environmental standards, further upgrade is planned

£nd the foul discharge from the proposed development would equate to a very

small percentage of the overali licenced discharge at Ringsend WWTP, and
thus would not impact on the overall water quality within Dublin Bay.

There is no potential for impacts on the qualifying interests due to noise and
other disturbance impacts during construction and operational phases given
the level of separation between the sites. While there is a potential risk of

noise and disturbance during construction to ex-situ qualifying species, no
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significant effects are predicted as it is unlikely that the qualifying species will
use habitats within the subject lands and in any case the proposed
development is not likely to result in a significant increase in noise and
disturbance over the existing levels.

* | would also note that the EPA in 2018 classified water quality in Dublin Bay
as ‘unpolluted’.

13.1.8. In Combination or Cumulative Effects

The potential for in combination impacts can also be excluded. | base myjud’gement
on the following:

» Coastal waters in Dublin Bay are classed as ‘Unpoliuted by the’EPA;

* Sustainable development including SUDS for all new development is inherent

in objectives of all development plans withip thevcatchment of Ringsend
WWTP;

* The Ringsend WWTP extension is likely tp.be completed in the short —
medium term to ensure statutony compl'ian'ce w'ith the WFD. This is likely to
maintain the ‘Unpolluted’ watergquality status of coastal waters despite
potential pressures froprfaturédevelopment;

* Atthe time of writing there was no proven link between WWTP discharges
and nutrient gprichment of sediments in Dublin Bay based on previous

analyses of dissolved and particulate Nitrogen signatures: and

* Enrigfiedwaterentering Dublin Bay has been shown to rapidly mix and

become diluted such that the plume is often indistinguishable from the rest of
bay water.

F'coneludethat the proposed development would not be likely to have any significant
effects’on any Natura 2000 site, either directly or indirectly or in combination with
oth€r plans and projects. This conclusion is consistent with the appropriate
assessment screening report submitted with the application.

AA Screening Conclusion

It is reasonable to conclude that on the basis of the information on file, which |

consider adequate in order to issue a screening determination, that the proposed
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14.0

14.1.

15.0

development, individually or in combination with other plans or projects wotuld not be
likely to have a significant effect on European Site No. 000210 (South Dublin Bay
SAC), European Site No. 000206 (North Dublin Bay SAC), European Site No.
004024 (South Dublin Bay and River Tolka Estuary SPA), European Site No. 004006
(North Bull Island SPA), or any European site, in view of the site’s Conservation
Objectives, and a Stage 2 Appropriate Assessment (and submission of a NIS) js n_;Qi_\

therefore required.

Recommendation

Having regard to the above assessment, | recommend that gehﬁiséiigp is GRANTED
for the development as proposed for the reasons and consideraﬁorj;s, and subject to
the conditions set out below. | N

Reasons and Considerations

Having regard to the following: 3 ‘

1. The location of the site in the est-";:tblished 'L‘jrb"an area of Dublin City and in the
Dublin Docklands Strategi@-Dev'eidpment Regeneration Area and adjacent {o
Connolly Station (mainlifie rail, t}ART and LUAS services), Busaras (national bus
services) and Dublin Bﬁs..,servii(:és along Amiens Street and;

2. The policies apd “i:‘ibje‘.clztiv_es in the Dublin City Development Plan 2016-2022;

3. The Rebu_ibd-ing'l'relap‘i:l Action Plan for Housing and Homelessness;

4. The Q{Uidé1i|3_éxé__f6'rkPlanning Authorities on Sustainable Residential Development
i Urb‘lé:n_Ara;és. and the accompanying Urban Design Manual;

o) Th§'€ﬁ5tainab!e Urban Housing: Design Standards for New Apariments

' 'ﬁﬁ-jfui'dé}'lines for Planning Authorities 2018;

6, ,-fhe Design Manual for Urban Roads and Streets (DMURS);

7. The nature, scale and design of the proposed development and the availability in

the area of a wide range of social, transport and water services infrastructure;
8. The pattern of existing and permitted development in the area;
9. The planning history within the area,

10. The submissions and observations received, and
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11. The Inspector’s report.

Itis considered that, subject to compliance with the conditions set out below that the
proposed development would constitute 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 acceptable in terms of
pedestrian and traffic safety. The proposed development would, thereforepbe®in
accordance with the proper planning and sustainable developmentrof the area.
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16.0 Recommended Order

Application: for permission under section 4 of the Planning and Development

(Housing) and Residential Tenancies Act 2016, in accordance with plans and

particulars, lodged with An Bord Pleanala on the 16th day of October 2019 by

McCutcheon Halley Planning Consultants on behalf of Oxley Holdings Limited”

Proposed Development:

The development wiil consist of:

i. the demolition of 4 no. structures with a combined gross ﬂoor area 91’ 3 ,028sq.m;

il.

the construction of 741 no. Build to Rent (BTR) resndentzal unlts lin 8 no.

apartment blocks ranging in height from 4 storeys to 23 stereys with lower height
buildings located adjacent to the northeast gpd eagt S|te boundaries, with a
cumulative gross floor area of 68 5353q.m Cdfﬂprisiﬁg;

a. Block B1 (maximum building hetght o4, 91 m, total gross infernal floor area
11,260sq.m, Apartment Mixa StUdIO 25 1-bed: 37, 2-bed: 51);

b. Block B2 (maximum bujilding he,tght 54.917m, total gross internal floor area
10,831sq.m, Apartprefithixs Studio: 20, 1-bed: 35, 2-bed: 51,)

c. Block B3 (maximurﬁxpuildjﬁg height 51.767m, total gross internal floor area
9,7663q.m¢, Aﬁartmeqt Mix: Studio: 22, 1-bed: 60, 2-bed: 27, 3-Bed: 1);

d. Block @1 (maximum building height 79.450m, total gross internal floor area
12,705sqm, Apartment Mix: Studio: 84, 1-bed: 40, 2-bed: 41);

e, Bf“ack CQ (rhaximum building height 39.615 m, total gross internal floor area

“4&90 sq.m, Apartment Mix: Studio: 9, 1-bed: 33, 2-bed: 3, 3-Bed: 4);

2 \f Bféck C3 (maximum building height 39.650 m, total gross internal floor area

6,775sq.m, Apartment Mix: Studio: 40, 1-bed: 18, 2-bed: 23);

| g. Block D1 (maximum building height 53.392 m, total gross internal floor area

8,418 sq.m, Apartment Mix: Studio: 10, 1-bed: 25, 2-bed: 44, 3-Bed: 1),

h. Block D2 (maximum building height 30.950 m, total gross interna! floor area
3,890 sg.m, Apartment Mix: Studio: 18, 1-bed: 8, 2-bed: 11);
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ii.

Vi,

Vil.

viii.

xi.

Xii.

residential support amenities including 1 no. gym, a resident's lounge, work
areas, meeting rooms, dining rooms, recreational areas with a combined GFA of
1,444 sq.m;

iv. change of use from club house to pedestrian passageway of the existing vault
(137sg.m GFA) fronting Seville Place, a Protected Structure (RPS No. 130);

a basement of 7,253.4 sq.m with a new vehicular access from Oriel Street Upper
incorporating residents’ car parking (58 no. spaces), residents cycle parking ‘(640
no. spaces) 7 no. plant rooms (combined 2,228sq.m), waste manag‘erﬁent .
facilities (393 sq.m)

766 no. covered cycle parking spaces for residents and visiters, 'Canie"rge office
(233 sq.m) and waste management facilities (126 sq.m); '

‘other uses’ including 10 no. units providing retail, commercial, afd community
use with a combined GFA of 3,142 sq.m; '

A total of 18,562 sq.m of hard and soft landsgaping Gemprising a c.2,000sg.m

public plaza and other public / communaland,private’open space located
throughout the development;

. A service and emergency vehicles only access ramp from the Oriel Street Upper

site entrance to serve CIE’s transportsheeds at Connolly Station;

Enabling works of a non—m'aterial.nature to safeguard the existing vaults
(Protected Structures£ RPS No, 130) that form part of the subject site fronting
Sheriff Street Lowen, Oriel Street Upper, and Seville Piace during the construction
phase; »

All associated ancillary development works including drainage, 6 no. electricity
substations, p&destrian access; and

Works tq the*Masonry wall fronting Oriel Street and the Vaults fronting Seville

Place (both a Protected Structure) consisting of the creation of a new vehicular
and pedestrian entrance.

The.ﬁpplication contains a statement setting out how the proposal is consistent with

the
An

objectives of the Dublin City Development Plan 2016 — 2022.

Environmental Impact Assessment Report (EIAR) has been prepared in respect

of the proposed development.
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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 wa
required to have regard. Such matters included any submissions and obsggva

received by it in accordance with statutory provisions.
Reasons and Considerations
In coming to its decision, the Board had regard to the followi

1. The location of the site in the established urban area n"City and in the
Dublin Docklands Strategic Development Regengreai ea and adjacent to
Connolly Station {mainline rail, DART and IURS s§vices), Busaras (national
bus services) and Dublin Bus services Amjens Street and;

2. The policies and objectives in the evelopment Plan 2016-2022;
3. The Rebuilding Ireland ActiongPlan 18 ’ g and Homelessness;
4. The Guidelines for Plannj

Development in Urb d the accompanying Urban Design Manual,

rities on Sustainable Residential

udl for Urban Roads and Streets (DMURS);

e and design of the proposed development and the
vailability in the area of a wide range of social, transport and water services

fr cture;
pattern of existing and permitted development in the area;
The planning history within the area,
10.The submissions and observations received, and

11.The Inspector’s report.
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Appropriate Assessment

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 site, the information for the Screening for
Appropriate Assessment submitted with the application, the Inspector's Repo
submissions on file. In completing the screening exercise, the Board adoptgtith
report of the Inspector and concluded that, by itself or in combination wi
development in the vicinity, the proposed development would not b
significant effect on any European site in view of the conservati
sites, and that a Stage 2 Appropriate Assessment is not, thergf

Environmental Impact Assessment

The Board completed an environmental impact agsesSxgenbef the proposed
development, taking into account:

(a) the nature, scale, location and exte

(b) the environmental impact ass

submitted with the applica
(c) the submissions from anhjg authority, the observers and the prescribed
bodies in the cour plication, and

(d) the Inspector's &

The Board consj atjthe environmental impact assessment report, supported
by the docu

ta s@bmitted by the applicant, adequately considers alternatives
to the prop@sed davélopment, and adequately identifies and describes the direct,

and cumulative effects of the proposed development on the

bosed development and, in doing so, agreed with the examination, set out in the
Inspector’s report, of the information contained in the environmental impact
assessment report, associated documentation submitted by the applicant, and
submissions made in the course of the planning application, and adopted the

Inspector's assessment in this regard.
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P

The Board considered and agreed with the Inspector's reasoned conclusions that the

main significant direct and indirect effects of the proposed development on the

environment are, and would be mitigated, as follows:

Significant direct positive effects with regard to population due to the increase in

the housing stock.

A direct negative effect on sunlight and daylight which could interact with
population and human health.

in the use and appearance of a relatively large site from bro

and commercial. Given the location of the site within Dulp#

considered to be a direct positive effect on the receiving rojment overall.

A direct effect on cultural heritage due to the prgpos tions to existing built

heritage features within the site and the impgect orfjeye of protected structures.

Potential negative effects arising from ration and air during
construction. These effects will be sh iMdnature and will be mitigated by

measures outlined in the relev

Potential negative indirect effégts on Water during construction and operational

phases which will be @ thfough construction management and by the
apaement and attenuation system with respect to

stormwater ru nage of foul effluent to the public system, and flood

mitigation sures @nd which will be mitigated during construction by
appropfiat® m ement measures.

proposed surface r

The r ded that, subject to the implementation of the mitigation measures

the environmental impact assessment report, and subject to compliance
he¥onditions set out below, the effects on the environment of the proposed

opment, by itself and in combination with other development in the vicinity,

would be acceptable. In doing so, the Board adopted the report and conclusions of

the Inspector.

Conclusions on Proper Planning and Sustainable Development:

The Board considered that, subject to compliance with the conditions set out below

that the proposed development would constitute an acceptable quantum and density
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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 acceptable in terms of
pedestrian and traffic safety. The proposed development would, therefore, be in
accordance with the proper planning and sustainable development of the area.

17.0 Matters Considered

18.0 Conditions 2@

The development shall be carried out and complete o} ce with

the plans and particulars lodged with the applicgtion, €Xcepplas may
otherwise be required in order to comply wit the mg conditions.
Where such conditions require details to be adxeed vith the planning
authority, the developer shall agree such n writing with the planning
authority prior to commencement d pment and the development
shall be carried out and com dance with the agreed
particulars.

In default of agreem er(s) in dispute shall be referred to An

Bord Pleanala for, dé |tion.

Reason: In

2. Th t hereby permitted shall be for build to rent units which
sh@ll opeté in accordance with the definition of Build-to-Rent
eV, ents as set out in the Sustainable Urban Housing: Design
ta/idards for New Apartments, Guidelines for Planning Authorities (March
018) and be used for long term rentals only. No portion of this
development shall be used for short term lettings.
Reason: In the interest of the proper planning and sustainable
development of the area and in the interests of clarity.

3. Prior to the commencement of development, the owner shall submit, for the

written consent of the planning authority, details of a proposed covenant or
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legal agreement which confirms that the development hereby permitted
shall remain owned and operated by an institutional entity for a minimum
period of not less than 15 years and where no individual residential units
shall be sold separately for that period. The period of fifteen years shall be
from the date of occupation of the first ‘shared living units’ within the
scheme.

Reason: In the interests of proper planning and sustainable deve

of the area.

4. Prior to expiration of the 15-year period referred to in nat, the
owner shall submit for the written agreement of the Qlaggs thority,
ownership details and management structures 0 r the continued

operation of the entire development as a Bifild-tQgRelf'scheme. Any
proposed amendment or deviation froggthe B&d¥0-Rent model as
authorised in this permission shal b a separate planning

application.

Reason: In the interests o erly development and clarity.

5.  All mitigation meag Q- led in the EIAR, in the Flood Risk Assessment
and in other ic Aibmitted with the application shall be implemented

in full by nt except as may otherwise be required in order to

[ e jbllowing conditions.
e interest of clarity and to protect the environment during the

strugtion and operational phases of the development.

e development shall be carried out on a phased basis, in accordance
with a phasing scheme which shall be submitted fo, and agreed in writing
with, the planning authority prior to commencement of any development.
Reason: To ensure the timely provision of services and facilities, for the

benefit of the occupants of the proposed dwellings.

7. The following defails shall be submitted to, and agreed in writing with, the

Planning Authority prior to the commencement of development:
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(a) Details of the materials, colours and textures of all the external
finishes to the proposed buildings. A sample panel of the principle
finishes to each block shall be erected on site for the consideration
of the planning authority. Construction materials and detailing shall
be of high quality and shall adhere to the principles of sustainabilit

and energy efficiency and high maintenance detailing shall be
avoided.

(b) Details of mitigation measures to address the impacts
sitting criteria of communal open spaces in Blocks
indicated in the submitted ‘Pedestrian Comfort

(c} Details of a maintenance strategy for material e proposed
development.

(d) Details of all signage and shopfront ociated with the

development.

(e) Details of boundary treatme @ details of the proposed highline
bridge structures to include pRapbs&®tor the treatment of the

undercroft of the bridge

ucture.

(f) Details for the prayis

Sherriff Stree

% riel Street Lower or Seville Place. No gates
shall b edfa€ntrances to the site from Sherriff Street Upper,

OrielfStr er or Seville Place.

(g & public lighting strategy for the development (including
the,cdnection from the site to Seville Place via the vaults structure).
The revised lighting plan shall address the mitigation measures
detailed in the EIAR.

of 24-hour access through the site from

(h) Final layouts to address anomalies in the layout illustrated at ground
first floor and second floor on drawings RKD-XX-00-DR-A_1004,
1005 and 1006, on Drawings RKD-00-00DR-A-1004, 1005 and

1006, and anomalies in relation to access to roof gardens and
terraces.

Reason: in the interests of orderly development, visual amenities,
permeability, connectivity and good urban design.
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8. (a) Commercial units shall not be amalgamated or subdivided, unless
authorised by a further grant of planning permission.
(b) No external security shutters shall be erected for any of the

commercial premises (other than at services access points) unless

(3

authorized by a further grant of planning permission. Details
internal shutters shall be submitted to, and agreed in writin
planning authority prior to the commencement of develo

Reason: To prevent unauthorized development.

9.  The following requirements in terms of traffic and trgns tigh shall be

incorporated and where required, revised drawiggs / r showing
compliance with these requirements shall b€ su to, and agreed in
writing with, the planning authority pri@ cement of development:
(a) Detailed design proposals for I access and circulation
within the site to ensure the s@icient movement of vehicular
traffic, to minimise the ntial for queuing on the adjoining public road

network and to red of vehicle, pedestrians and cyclist

conflict within 6
(b) An indep g afety audit of the revised design.

(c) Mobilj ent Plan and Car Parking Strategy.

s ks to the public road to facilitate the proposed
ent. All works to the public roads / footpaths shall be
leted to taking in charge standards and shall be to the satisfaction

f the Planning Authority.

e) All car parking spaces shall be provided with electric vehicle charging

points.

(f) All car parking spaces at basement level serving the SHD development

shall be designated for car share use.

In default of agreement, the matter(s) in dispute shall be referred to An

Board Pleanala for determination.
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10.

11.

Reason: In the interests of traffic, cyclist and pedestrian safety and
sustainabie travel.

The site shall be landscaped in accordance with the submitted scheme of
landscaping, details of which shall be submitted to, and agreed in writing
with, the planning authority prior to commencement of development.

Reason: In the interest of residential and visual amenity.

The developer shall facilitate the preservation, recording an

archaeological materials or features that may exist withj
regard, the developer shall -

e planning authority, for the

recording and for the re y archaeological material which the

authority considers ape

In default of agregm any of these requirements, the matter shall be

referred to AnBo |eafala for determination.

Reason: In nserve the archaeological heritage of the site and to

secur
thes§ite.

I tion and protection of any remains that may exist within

arChitectural heritage features that exist within the site.

12. 4h veloper shall facilitate the preservation, recording and protection of
Q (a) A conservation expert shall be employed to manage, monitor and

implement the works on the site and to ensure adequate protection
of the retained and historic fabric during the works. In this regard, all
permitted works shall be designed to cause minimum interference to
the retained structures and/or fapric.
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(b) Where historic fabric is to be altered or removed, the structures are
to be recorded in accordance with the Heritage Council's policy for
recording industrial archaeology, a permanent record of which shall
be provided to the Local Authority and the Irish Architectural Archive.

(c) The following information should be provided for the written
agreement of the Local Authority:

(i) Detailed architects and structural engineers section drawj
including defails of underpinning and retailing walls shoulgd'b
provided for alf key interfaces / junctions between thefgopO¥gd

works and the existing elements of the Protecied at will

be affected by the construction of the new ba vehicular

ramp, new entrance from Seville Place agd oth s of the

buildings.

(i) Detailed methodology shall bgepro d¥ér the temporary
dismantling and reconstriai hefoundary wall onto Oriel
Hall.

(iii) Detailed method y sh provided for the removal of part of
the boundary, Oriel Street Upper in accordance with the
details shp® submitted plans and particulars.

(iv) Detaijed e to be prepared for all salvaged material, and
c @1 of where this fabric will be incorporated into the
% development.
Re % T to facilitate the conservation, preservation and/or
r@ he architectural heritage of the site.
1 sures in relation to the protection of bats and birds and in relation to
e control of alien invasive species listed under Schedule 3 of Si NO. 477

of 2011, that may exist within the site shall be submitted to and agreed in
writing with the planning authority, prior fo commencement of development.

These measures shall be implemented as part of the development.

Reason: In the interest of wildlife protection.

ABP-305676-19 Inspector's Report Page 89 of 95



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

Reason: In the interest of public health.

15. (a) Water supply and drainage arrangements, inctuding the attenuatio

and disposal of surface water, shall comply with the requirements
the planning authority for such works and services.

(b) The development shall comply with the Greater Dublin ona e
of Practice for Drainage Works.

(¢) Foul and surface water systems shall be completfl rate within the
site with a combined final connection dischamai todgisH Water's
combined sewer network. A dead leg fopffuturySudce water

connection shall be provided.

(d) All surface water discharges frog de ment shall be attenuated
to two litres per second per hec %
(e) All internal basement dr & must be lifted, via a pumping station, to

a maximum dept of 14 ground level before being discharged
to gravity from th t public sewer.

(f) The outfall c manhole from the development shall be
constru ¥ a ance with the Greater Dublin Regional Code of

Practite rainage Works Version 6.0.
Re Nterest of public health and surface water management.
16. itiogfal development shall take place above roof parapet level,
' jng lift motor enclosures, air handling equipment, storage tanks, ducts
o) er external plant, telecommunication aerials, antennas or equipment,
Qunless authorised by a further grant of planning permission.
Reason: To protect the residential amenity of property in the vicinity and
the visual amenity of the area.

7. Al plant including extract ventilation systems and refrigerator condenser
units shall be sited in a manner so as not to cause nuisance at sensitive

locations due to odour or noise. All mechanical plant and ventilation inlets
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and outlets shall be sound insulated and/or fitted with sound attenuators to
ensure that noise levels do not pose a nuisance at noise sensitive

locations.
Reason: In the interest of residential amenity.
18. All service cables associated with the proposed development (such as

electrical, telecommunications and communal television) shall be loca

underground. Ducting shall be provided by the developer to facili t

19.  Proposals for an estate/street name, house numberi
associated signage shall be submitted {o, and agreed™ wriing with, the
planning authority prior to commencement of de t. Thereafter, all

estate and street signs, and house num provided in

relating to the name(s) elopment shall be erected until the

developer has obtai lanning authority’s written agreement to the

proposed name(s).

estof urban legibility and to ensure the use of locally

mes for new residential areas.

20. d demolition waste shall be managed in accordance with a
cBastrudlioh waste and demolition management plan, which shall be
S 2d to, and agreed in writing with, the planning authority prior to

mencement of development. This plan shall be prepared in

accordance with the “Best Practice Guidelines on the Preparation of Waste
Management Pians for Construction and Demolition Projects”, published by
the Department of the Environment, Heritage and Local Government in July
2006.

Reason: In the interest of sustainable waste management.
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21. A plan containing details for the management of waste 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 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

particular recyclable materials, in the interest of protecting thegn t.
22. Site development and building works shall be carriedo tween the

hours of 0800 to 1900 Mondays to Fridays inclusixe b n 0800 to 1700

hours on Saturdays and not at all on Sundayg an holidays.

Deviation from these times wiil only be glibwed ¥\ e ceptional
circumstances where prior written a een received from the
planning authority.

Reason: In order to safeguaf the residential amenities of property in the
vicinity.

23. The construction of lo ent shalf be managed in accordance with
a Construction a Plan, which shall be submitted to, and agreed

in writing witprthe p ing authority prior to commencement of

develop n%lan shalil provide details of intended construction

praciie®,fo velopment, including a traffic management plan, hours of

WOring, ndise management measures and off-site disposal of
n on/demolition waste.

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

Prior to the commencement of the development the applicant shall contact
the Irish Aviation Authority in relation to all crane operations, with a
minimum of 30 days prior notification of their erection. Detajls of a suitable
marking and lighting scheme as agreed with the Irish Aviation Authority
shall be submitted to the planning authority prior to the commencement of
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construction. Additional information regarding crane type (tower, mobile),
elevation of the highest point of crane, dimensions of crane, ground
clevation and location co-ordinate shall also be required by the Authority to

allow for an aviation safety assessment.

Reason: In the interests of clarity and proper planning and sustainable

development of the area.

25. (a) The development shall comply with TlI's ‘Code of Enginee i
Practice for Works on, Near or Adjacent to the Luas Li
System’.

(b) The developer shall comply with the requirem oN@rnréd Eireann

in relation to works on or near a railway bou

Reason: To protect the safety and operational nts of Luas,

railway operations and public safety.

26. Prior to commencement of developaaggt,

agreement in writing with th piannige

plicant or other person with

an interest in the land to which th ation relates shall enter into an
thority in relation to the provision
of housing in accordan i requirements of section 94(4) and
section 96(2) and

as amended, uple

f the Planning and Development Act 2000,

emption certificate shall have been applied for
¥ cction 97 of the Act, as amended. Where such an
ched within eight weeks from the date of this order, the
is (other than a matter to which section 96(7) applies) may

y the planning authority or any other prospective party to the

nt to An Bord Pleanala for determination.

son: 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.

27. Prior to commencement of development, the developer shall lodge with the
planning authority a cash deposit, a bond of an insurance company, of
other security to secure the provision and satisfactory completion and

maintenance until taken in charge by the local authority of roads, footpaths,
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watermains, drains, public 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 or maintenance 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 B
Pleanala for determination.

Reason: To ensure the satisfactory completion and maintenase €
development until taken in charge. é
28.

The developer shall pay to the planning authority a finanhcia ontribution in
respect of the Luas Red Line Docklands Extensio C1)in
accordance with the terms of the Supplempentaw D lopment Contribution

Scheme, made by the planning authorj er gkction 49 of the Planning

and Development Act 2000, as am

lop
planning authority may fagjlj d shall be subject to any applicable

I'he contribution shall be paid
prior to commencement of de

eveloper or, in default of such agreement, the
rred to An Bord Pleanala to determine the proper

applicatiig o rms of the Scheme.
RegSon! If iS$frequirement of the Planning and Development Act 2000, as

ed ghat a condition requiring a contribution in accordance with the
mentary Development Contribution Scheme made under section 49
Offfie Act be applied to the permission.

matter shallfbe

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
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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,
matter shall be referred to An Bord Pleanala to determine the prop

application of the terms of the Scheme.

Reason: It is a requirement of the Planning and Develop c , as
amended, that a condition requiring a confribution in a celith the
Development Contribution Scheme made under sedio opthe Act be

applied to the permission.

Karen Kenny
Senior Planning Inspecto

227 January 2019 x
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