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1.0

2.0

2.1.

2.2.

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 located in Crumlin, to the west of Dublin City. The site is

The area surrounding the site is characterised by single an st@rey residential

dwellings and commercial properties. Directly opposite e a series of semi-
detached bungalows. To the rear of the site, the [eSi8gntidl gstates of Somerville

Green and Somerville Drive are situated to the welpt and south east. The open
space areas associated with these reside @ as adjoin the subject site boundary.
Moeran Hall, a community centre adjgins tNiadite ediately to the south.

The subject site itself is currentl

of an extensive area of hardstanding as it
fronts St Agnes Road and ogewmic Glebe House, Registered Protected Structure

no.7560 (Former Glebe Ko & be House is a 5 bay, two storey over basement
18! century house. & ndustrial / workshop buildings are also located fo
the rear of the s e site lies within the Crumlin Architectural
Conservatio a number of Protected Structures are located in the

conservat@.

P trategic Housing DPevelopment

groposed development will consist of:

152 no. residential apartments comprising 75no. one beds, 73no. two beds

and 4no. three bed units, with an overall gross floor area of 15,144sgm;

¢ Two apartment buildings are proposed ranging in height from 4 to 6 storeys

and linked by a pedestrian walkway at first floor level comprising:
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o Block A is 5-6 storeys and consists of 81 apartments and includes
36no. one beds and 45no0. two bed units with provision of ESB
substation/switch room/metering room of 88sgm;

o Block B is 4-5 storeys and consists of 66 apartments and includes 8no.
one beds, 25 no. two beds and 3no. three bed units, together with
81sgm of residential amenity space at ground floor level. It also

provides for a ground floor car park with 49no. car spaces, be

podium, plant rooms of 74sqm, ESB substations/switch ro
room/telecoms of 89sqm, 200no. secure bicycle storage,
motorbike spaces and bin storage of 75sqm. Com

provided at podium level above the car park.

¢ Two no. three storey pavilion buildings either side ouse to
accommodate:
o One number two storey duplex d ent above one number 1
bed apartment at ground floor h west pavilion; and

o One number two storey lex 2 bed apartment above a 55sqm

ground floor café, i east pavilion.

o Refurbishment of Gle, protected structure, into two apartments
one number 2 be itamd ohe number 3 bed unit. The works include the
removal of e %ﬂhe rear and sides of the building, restoration of the
facade, rg@air Of thejfoof, replacement of pvc windows with sliding sash
wind & ciated works to the interior and to the curtilage of Glebe

U

olgion of all workshops, offices and sheds to the rear and side of Glebe
opSe (1,636sgm).

ehicular access is provided from St Agnes Road to the car park between
Blocks A and B. Four parking spaces (two visitor and two Club car) are
proposed adjacent to the public accessible areas of the site. 5 car parking
spaces are provided on the eastern side of Block B with access from

Somerville Drive.
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¢ The development delivers 920sqm of Public Open Space in front of Glebe
House, and fo the south east and in excess of 1,600sgm of Communal Open

Space at podium level, ground leve! and to the rear of Block A.

» Works include the removal of the boundary wall to Somerville Drive and

provision of a new footpath along the south-eastern boundary, a new

proposed development.

¢ Glebe House lies within the Crumlin Architectural Co

Key Figures

Site Area

No. of units

Density .72 units per hectare

Plot Ratio 1.72

Site Coverage 43%

Height 20.1m maximum

3 to 6 storeys in height

58%
oorspace Café 55sgm
| Amenity Space 920sgm of public open space

1,600sgm of communal open space

artV 15 units (10%)
Vehicular Access From St Agnes Road
Car Parking 58 car parking spaces (54no. residents

equates to 0.36 per unit, of which 3no.
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accessible bays) 2no. car share spaces
and 2no. visitor bays.

6 motorcycle spaces.

Bicycle Parking 200 spaces in carpark area, additional

74 in open space areas for visitors.

Creche None.

Apartment |1 bed 2 bed 3 bed Total E
Type a\

No. of 75 73 4 152
Apartments

As % of 49% 48% 3% 1009
Total

4.0 Planning History
4.1. No significant planning higto @ g to Glebe House, below is an extract of the
applicants summary larmgi istory relating to lands of the former Coruba House:

o 3415/05 Ufit 67" Coryba House — permission granted in September 2005 for
xisting office block and raising of roof level of existing

accommodate new first floor offices with windows to north, east

st elevations and new cladding to entire building:

98 Coruba House — permission granted in March 1999 for the demolition
f the existing single storey industrial units and for the construction of 37no.
terraced, single-aspect residential dwelling units on 3 levels, expressed as 2.5
storeys high, laid out in 2 interconnecting courtyards. Car parking for 37no.
cars will be underground with ramp access. The development was not carried
out.
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42.

Other planning decisions in the vicinity are highlighted by the applicant and extracted

below:

2572120 relates to a recent refusal of permission for development on lands to
the rear of St Agnes Convent, Captains Place, St Agnes Avenue, within the
Primary Care and Sheltered Housing development currently being completed
for the construction of 2no. infill residential buildings of 3-4 storeys in h

each accommodating 10no. one bedroom independent living units

units) with associated balconies/winter gardens, associated sit

services. The reason for refusal considered that the develgpm
seriously injure the residential amenities of occupants agd

residential amenity of existing units by reason of the % e, mass and
design and narrow circulation space for the comwl e between blocks.
2881/12 (ABP Ref.295.241889) Saint Agnes 8pon , Armagh Road, Crumlin
— Permission granted following third pa peajs for development of:-

1) Renovation and change of use igting convent buitding from

convent use to use for medical a alth services;

2) Construction of a ne uilding (c.2,598sqm) connected to the

convent building date a medical Primary Care Centre with

incorporated £h Centre (including Pharmacy and Optician); café;
| freatment rooms; HSE administration and ancillary
staff facilities;

GP suitepsiqe
servi
3) ce car parking for 51 cars.

veJopment is now complefed and in operation.

82112 (ABP Ref.295.241890) was a concurrent planning application

anted in March 2013 to the Sisters of Charity for the playing fields located to
the south for a new residential care facility comprising a four storey, 122
bedroom nursing home building and for 120no. independent living units in
6no. sheltered accommodation 3-4 storey buildings, with surface level car
parking for 59 cars. The permission granted reduced the number of

independent units to 97 by a reduction in the height of the buildings.
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e 2019/11: The Dispensary, Cashel Road, Kimmage, Dublin 12 - Permission
granted subject to conditions for the partial demolition, conversion and
reconstruction of the former dispensary building into 2no. one bedroom
ground floor and 1 no. two bedroom first floor self-contained apartments, and
the construction to the rear of the site of 2no. single and two storey semi-

detached houses, including on-site support accommodation.

5.0 Section 5 Pre Application Consultation

5.1. A pre-application consultation with the applicants and the plannin t ok
place at the offices of An Bord Pleanala on 7 October 2020 i e a
proposed development of 154 no. apartments, cafe and reside®s angenity / facilities
floorspace, alongside refurbishment works of Glebe Hous

5.2. Copies of the record of the meeting and the Insp
Notice of Pre-Application Consultation Opinigasgls
307476-20) the Board stated that it was of t @n
submitted with the consultation requegf unde on 5(5) of the Act requires further
consideration and amendment to i a reasonable basis for an application for

&)

this regard. Specificallgin tiof to the impact upon dwellings in Somerville Green

and Somerville Driv ifi¢’ information was also requested.
5.3. Applicant’s N

5.4. The appil n ingudes a statement of response to the pre-application consuitation

strategic housing developme Pleanala. It was noted that further

consideration and/or justifica

pact upon residential amenity was required in

(St esponse to An Bord Pleanala’s Opinion), as provided for under
v) of the Act of 2016, which may be summarised as follows:

esidential Amenity

The submitted Architectural Response Report and Design Report provides

justification and detail of the design rationale. Photomontage views are also included
in the application submission.

In relation to the specific information requested:

s |tem 1:
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A Community and Social Infrastructure Audit is submitted with the application.
e ltem2:

A Creche Demand and Needs Assessment report is submitted with the

application.
e ltem 3:

An Operational Waste Management Plan is submitted with the applic

o ltem 4;

Landscape drawings, reports and the conservation report s

application, address the proposed approach to bounda @u '

¢ ltem 5;

A Preliminary Construction Waste Manageme an mitted with the
application. ‘6

o [tem6:

Reference to drawings, reports letter OT consent for the proposed works on

the site included with the ap

e ltem7:

A Materials and Fiﬁg refers to proposed screening to balconies and

ferraces.

¢ [tem

Worksio hist®riC structures described in drawings, reports and Heritage Impact

correct references and methodology.

e submitted Landscaping report describes proposals for communal open

space to the rear of Block A and treatment of the mounding in the podium area.
o ltem 10:

A Traffic Impact Assessment report and Mobility Management Travel Plan are

submitted providing rationale for proposed car parking provision.

s [tem 11;
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A Design Report and associated Response to ABP Pre-Application Consultation
Opinion architectural report describe the dual aspect provision in the proposal.

o ltem 12:

The submitted Landscape Plan and detailed drawings indicate the provision of
public open space, communal open space and play provision.

o jtem 13:

An updated Daylight and Sunlight study is submitted with the applic
o ltem 14:

A micro-climate study is submitted with the application.

o |tem 15:

A schedule of accommodation and Housing Qua ssessient has been
submitted with the application.

e |tem 16;

The submitted TIA report, drawin

nd deSign statement, alongside the
Statement of Response to A

raised by Dublin City Tra i
o ltem17:
e

Phasing is detailgd |

specifically address the comments

o
=
=
5
@
)
@
G
o
=+
3
o
S
~—

mitted Preliminary Construction Management Plan,
with referen w. o Glebe House.

National Policy

6.1.1. Having considered the nature of the proposal, the receiving environment, the
documentation on file, including submission from the planning authority, | am of the
opinion, that the directly relevant Section 28 Ministerial Guidelines are:
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6.2.

Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas, including the associated Urban Design Manual (2009) (the
‘Sustainable Residential Development Guidelines’).

Design Manual for Urban Roads and Sfreets (DMURS) (2019).

The Planning System and Flood Risk Management (including the associated
Technical Appendices) (2009).

Sustainable Urban Housing: Design Standards for New Apartments, G
Planning Authorities (2020) (the ‘Apartment Guidelines’).

Urban Development and Building Height, Guidelines for Plan
(the ‘Building Height Guidelines’).

g Althorities (2018)

Childcare Facilities — Guidelines for Planning hori

Other relevant national guidelines include;

Project Ireland 2040, National Plannjhg F .
Framework and Principles for t ion of the Archaeological Heritage
Department of Arts, Heritag

@=@gcdqcht and the Islands 1999,
Regional Spatial and co trategy for the Eastern and Midland Region
2019-2031 (RSES =W

The primary to ctive of the Strategy is to support implementation of

Project Ir 2 which links planning and investment through the National
Plannj meyork (NPF) and ten year National Development Plan (NDP) - and
the@gcanomic and climate policies of the Government by providing a long-term

e anning and economic framework for the Region.

0O 3.2 - Promote compact urban growth - targets of at least 50% of all new
homes 1o be built, to be within or contiguous to the existing built up area of Dublin

City and suburbs and a target of at least 30% for other urban areas.

¢ RPO —-4.1 - Settlement Hierarchy — Local Authorities to determine the hierarchy
of settlements in accordance with the hierarchy, guiding principles and typology
of settlements in the RSES.
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6.3.

6.4.

o RPO 4.2 — Infrastructure — Infrastructure investment and priorities shall be
aligned with the spatial planning strategy of the RSES.

» RPO 4.3 -Consolidation and Re-Intensification- seeks to support the
consolidation and re-intensification of infill / brownfield sites to provide high
density and people intensive uses within the existing built up area of Dublin City
and suburbs and ensure that the deveiopment of future development areasj Q
ordinated with the delivery of key water infrastructure and public transp
projects.

¢+ RPO 4.3 - Dublin City and Suburbs, Consolidation and Re-intesifi
Support the consolidation and re-intensification of infill/bro Id o provide
high density and people intensive uses within the existing bt upJarea of Dublin

City and suburbs and ensure that the development of elopment areas

is co-ordinated with the delivery of key water infrasityctutg and public transport

% QMA) — The aim of the Dublin

Metropolitan Area Strategic Plan igflo delivePStrategic development areas
identified in the Dublin Metrop, Strategic Plan (MASP) to ensure a

steady supply of serviced t lands to support Dublin's sustainable
growth.

projects.

e The site lies within the Dublin Metropolit:

+ Key Principles of, e litan Area Strategic Plan include compact
sustainable nd accelerated housing delivery, integrated Transport and
Land Us a nt of Growth with enabling infrastructure.

e Secii Divgrse and Inclusive Region, notes that changing household
f ntrends will require a range of housing typologies including student
% sify/ smaller units, shared living schemes and flexible designs that are

ptive for people’s full life cycle to meet their housing needs today and into the
ture.

Local Policy
Dublin City Council 2016-2022 is the operative plan for the local area.

Land-Use Zoning Objective Z1: To protect, provide and improve residential
amenities. The vision for residential development in the city is one where a wide
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6.5.

6.6.

6.7.

7.0

7.1.

range of accommodation is available within sustainable communities where

residents are within easy reach of services, open space and facilities such as shops,
education, leisure, community facilities and amenities, on foot and by public transport
and where adequate public transport provides good access to employment, the city
centre and the key district centres. The policy chapters, especially Chapters 5 —
Quality Housing, and 12 — Sustainable Communities and Neighbourhoods, deta

the policies and objectives for residential development, making good

neighbourhoods and standards respectively, should be consulted to in n
proposed residential development.

Development Plan section 11.1.5.3 Protected Structures — Polj licafon,
regarding protected structures. The site includes a register. t€d Structure,
the former Glebe House. In addition, section 11.1.5.4 ARmkitec Conservation
Areas and Consetrvation Areas, section 11.1.5.6 1o Area Policy

regarding ensuring that

CHC4 regarding protecting

the special interest and character of cons&vaji®aleas and CHC5 demolition of

als with Height Limits and Areas for Low-rise,
Section 16.10 — Standards for Residential

intervention can be sensitive fo the ACA.

nt of Consistency

applicant has submitted a Statement of Consistency as per Section 8(1)(iv) of
the Act of 2016, which indicates how the proposal is consistent with the policies and
objectives of National Planning Framework, Section 28 Guidelines and the City

Development Plan and | have had regard to same. The following points are noted:
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¢ The maximum height of the proposed development is 20m or 6 storeys, which
exceeds the Development Plan limit of 16m. A Material Contravention
Statement is submitted in this regard;

» The site coverage is 42%, which is below the indicative site coverage range of
45%-60% for Z1 zoned land;

* An analysis of childcare facilities supported by demographic data is sub %
with the application. This is to evidence the proposed approach in

development that does not include childcare provision;

» The proposed car parking provision is below the maximu ard@f the
Development Plan.

8.0 Third Party Submissions
8.1. 97no. submissions on the application have been@from the parties as

detailed at the front of this report. The issuemarised below:
L

General / Principle / Nature of Developfnent

e Dublin in general is being into a city of high rise apartment blocks

that are not well desig
o SHD process is f ihe constitutionality of SHD was ruled against in

Sitefinglas.

able and unaffordable.

* Profifgering¥rdm public money. No disclosure of the funding or meetings

e council and the developer.
P sed apartments should be managed by the council.

here is no local area plan or village improvement plan / design statement fo
guide development for the area or allow community input into.

¢ Disproportionate high number of developments taking place in Dublin 12.

Infrastructure

e lack of basic facilities / services / infrastructure for the size of development
proposed.
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Concern regarding the capacity of water and drainage facilities. No proof that

existing drainage system can handle additional load.
Water pressure is low in the area.

No improvement to local amenities proposed.
Pressure on local amenities.

Increased pressure on, doctor’'s surgeries, schools, community ce

public services.

Question the data used in the childcare demand assess b itional
childcare demand created by the proposal will place i ssure and

oversubscribe the system.

Flawed logic assumes a lack of children in the de nt that has led to a

lack of provision for open space amenitigg an iIg€are provision.

Residential Amenity
Overlooking into windows and,into ardens of existing dwellings.

Security concerns.

Adverse impact on & q existing residents.
Bapdsed development.

Inaccuragiog Mgs (separation distance to surrounding dwellings) mean

Overshadowin

loss of Al nlight will be worse than described.
Lo$s of suplight to solar panels.
s of light to existing residents.

verse impact from overlooking and noise from balconies in the proposed
development.

Increased disruption / footfall as a result of opening up of route from

Somerville Drive to the village.

The 5 car parking spaces shown on Somerville Drive should be removed from

the plans, all car parking should be contained within the site.

Additional noise and activity in a quiet neighbourhood — noise pollution.

ABP-309317-21 Inspector’'s Report Page 19 of 122



¢ Children will no longer be able to play in the streets.
¢ [mpact upon disabled residents with limited mobility.
+ Noise pollution from heat pumps in the proposed development.

» Vehicle access in close proximity to existing residents will generate
overlooking and noise impacts.

o Antisocial behaviour. Q
pactegiin er

« Daylight/sunlight in Somerville Green will be adversely im

months for approximately 6 hours per day.

+ Qvershadowing could lead to negative impact on mentél h , ss of

vitamin D (associated impact on those with underliging h onditions) and

ability to work from home.

« Somerville Drive have windows that will f low minimum
recommended levels and do not havgflarges t conventional windows as
suggested in the submitted report. ®

¢ The submitted daylight anal {ncorrect, suggesting darkness falls at 8pm

on a June evening, whegit isgtually 21.57pm on 218t June.

» Five hours of overghalig pver the front of existing houses in summer

evenings.
¢ Developmént Igrk morning sun to adjacent properties.
e Many'prope in Somerville Drive use front garden as amenity space as

k@ardegs are small.

e current view of the Dublin Mountains.

here are two senior citizen complexes in the village, residents daily lives will

be put at risk from increased movements associated with the development.

¢ The proposed plaza areas will encourage congregation that will generate
noise.

¢ Insufficient amenities for the proposed occupiers.
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Light pollution from the apartments to the detriment of the health of residents
and wildlife.

Mistakes in the drawings showing surrounding residential properties further
away from the proposed development than they would really be. Don't take
into account side extensions, distance to boundaries in Somerville Green is

wrong.

Demolition of structures on the site will weaken boundary wall c@;

existing residents dwelling, as will increased traffic.

Transport

Currently heavy fraffic on St Agnes Road which wili rgated by the

proposed development.

Errors in the submitted TA and Auditors g plag,in relation to the speed

limit in the area. Related impact on sight splays.

Proposed car parking inadequate Mead to on street car parking in the

area.

Inadequate consideratio

Not enouglf designat®d disability parking spaces.

Exce % cycle parking spaces.
Uc@é community centre adjacent to the site attracts extensive car
rking;

a

residents with mobility problems who

would be adversely on street parking which would obstruct

footpaths.

hich is not considered in the application.

ater reliance on car parking in the area and from target occupiers of the

development than represented in the data included in the application.
Parking already overcapacity in the village and Walkinstown.

Outdated CSO figures given in relation to transport use. Recent CSO findings

suggest greater reliance on car use.

Residents believe that delivery trucks will use the new pedestrian route for

additional access to the back yard delivery bays of the shops.
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¢ Flawed methodology in the TIA submitted to justify low parking levels, as
comparison developments are close to major parking facilities, Luas or Dart
services.

* The submitted TA does not account for vehicles turning in and out of the
laneway.

« Dublin Bus routes will be removed under the new Bus Connects sche
the new service will run every 30mins.

o Somerville Drive will be used as a park and walk route to the
opening up of the cul-de-sac.

¢ Increased volume in traffic in surrounding streets coul ifability to turn,

accidents and danger for families, with obstruction t s and fo drop

offs from day care services.

¢ Concern regarding ambulance access to théSgreaparticularly in light of large
number of elderly residents).

» Insufficient public fransport sepfices in area which will be overcrowded as

a result of the proposed d t, limiting access by vulnerable citizens.

¢ Reliance on cycle stoy 'e f car parking is utopian in light of the
dangers of cycling@n tA@ared and into the city.

¢ The increasefl traffi negate the right of our community’s children to play,
which is d al right.

o All s@ egress, deliveries etc. should be managed.
o £Cans on traffic will cause severe impact on the road network.
OByt

to vehicular entrance to development from Somerville Drive.

/ Density / Design

* The proposed development is incompatible and lacks harmony with existing
dwellings.

¢ Qut of character with the area.

¢ Excess height and scale.
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» Height contravene Dublin City Development Plan.
* Development will be monstrous, overbearing and incongruous in the area.

* The height of Block A & B would adversely impact the character of both

Somerville Drive and Somerville Green.

* No precedent in the area for a development of this type and application
recently refused by Dublin City Council by Treslam Ltd.

» Too high, over-crowded and intrusive development.

* Noimages in the submitted Landscape and Visual Impacidss t
demonstrating the impact on Glebe Houses or from t in

* No photomontage submitted illustrating the impagf upo Somerville
Green.

e Minimum density of 50 uph in SRDUA jes toyifies and town centres, not
suburban areas such as the subjec

* No overriding policy justificatign for sive density proposed for this
location.

¢ Contradictory to app r application in light of recent refusals in the
area on scale .PL298.224143 at St Agnes Church).

an
e Contrary to ul Height Guidelines, no access to high capacity public
transpo oeglnot successfully integrate with ACA or character of the
aregs
v

a
engke, over population of the area.
. y higher than existing densities in the area.
o separation to the rear, between proposed six storeys and existing house.
o The proposed 2 blocks are incompatible architecturally with the area.
» Area more suited to duplex apartments.
¢ Design should bring the café closer to the village.

« |naccurate images of the development in context of trees in the submission.
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Heritage

4t floor should be set back more to avoid the bulk effect on neighbouring
houses.

Should include the same number of units but reduce the height.

Inadequate detail on boundary treatment, drawing P19171D notes wall to be
contained, but building on boundary to be demolished, note clear what wil
replace this.

High density developments are not compatible with the requirem
response to the pandemic. 2

There are many historical structures within this heritage"illagg that would be
adversely affected by the development.

Glebe House will be overshadowed by thegropo®ed Bpartment blocks.
Proposed apartment blocks are out g Glebe House and will
diminish the importance of Glebe Holige {i' Yaglvs. Glebe House is a landmark.

The development will creat régedent for treatment of protected structures
in the area.

Development of t be with a view t0 encourage tourists into the

area.
Object to ilfe olifion of sfructures adjacent to Glebe House, which are
artifa f t A.

impact on archaeology and insufficient consideration of this in the
icgtion documentation.

ct to the removal of boundary treatment on the site which is an artifact of
he ACA.

The proposed development contravenes principles in the ACA report and the
character of the ACA.

Application documents fail to mention height recommendations for the ACA.

Proposals conflict with the advice in the Conservation Area Report.
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A number of protected buildings in the historic village and development not in

keeping.
Crumlin is an Architectural Conservation Area (ACA) just 1 of 22 in Dublin.

Development should be in keeping with the history and architectural style of

the village, similar to developments at Inishmore off Agnes Road and St

Agnes Hall.

The current highest point of the village is the apex of St Agnes’
important that this remains the highest point and so the hei de ment

does not dominate the skyline of the village.

The Crumlin Village ACA report notes that views of e and it's

setting including the terrace of brick houses to th h,gTe key to the

character of the ACA. The proposed devel entYashegative impact on
these views.

One of the proposed apariment bie ACA boundary.
_ @

Open Space

Outdoor gym equipment incorporated into the open space.

Material Contravention

Mi

The proposedydevV@loprmient contravenes the Development Plan policies
relating t ructures. The applicant's Material Contravention
Stategnert@ha addressed this contravention, therefore the Board is

precludedyfref granting permission.

proposed mix is inappropriate for sustainable and progressive family life.

Circle VHA plan to use the housing for 50% social housing and 50% cost
rental, one category in each block, segregating by socio economic status

contrary to the Development Plan.
Proposal should be 100% public housing and rents relative to income.

Lack of housing for purchase and family homes is not in keeping with the

Rebuilding Ireland initiative.
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Prope

Crumlin needs step-down housing for older residents.
No family homes. Apartments are not conducive to family living.
Apartments are associated with illegal activity and anti-social behaviour.

Already high levels of unemployment and social housing in the area, the
development will add to the burden of the area and further drive its ‘depri
area’ status.

Query what evidence has been used to support the proposed hgils iX§s
responding to the needs of the area.

Construction
Construction of 1-2 years will cause serious noise ggllutiog ip4he area
(specifically in light of home schooling / h @'

omewbdrk covid-19).
Concern regarding impact upon structura ndnass of existing properties.
Working hours must be kept to 9am- @\“ nday to Friday and no
weekend/Bank Holiday activitie @
No indication of the constrygti agement plan and delivery and spoil
routes proposed as a [ proposed development.

Concern regardi ogmage and wear and tear as a result of
construction 1

Concern #8gar cation of parking facilities during construction or
transgort provigion for construction workers.

d Finance

y values of surrounding dwellings will depreciate as a result of the
eVelopment.

Request for compensation for the stress of noise, disruption and devaluation

of properties for surrounding residents.

Loss of workspace and earnings will result to adjacent residents as a result of
inability to work from home, with increased noise and disturbance resulting
from the development.
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Biodiversity, Flooding and Climatic

Other

Balfe Road East currently floods in heavy rain.
Flooding concerns.
Increase in air pollution.

The number of high rise developments with minimal green space and

infiltration type drainage systems are all causing issues in relation

Quality and pushing poor quality untreated water into river sys
particular in the Camac River, which is home to Newts an

Shrimp.
Light and noise pollution.

Issue with recent developments assessing Iggalis ct in relation to

drainage and not adequately addressin paCupPh surrounding areas,

generating increased flooding and i [ s for existing residents.
No mention of a petrol interceptor led, without which there could be
contamination info the existi rainage system.

High rise buildin getrimental effect on existing communities.

Lack of tho eMylrgnmental impact assessment.

Utility ﬂc le absent from drawings.
Ap@v used at Ashleaf Shopping Centre due to amenity impact
overdevelopment of the site and shortfall of car parking.
opCern that Crumlin will become the new Ballymun or Tallaght.
Application refused for 4 storey development in 2017 at The Hub Pub.

Limited timeframe to examine documents.

No engagement with Moeran Hall (WSAF Community Hall) and concern

regarding potential damage to the structure of the hall.

The covid-19 pandemic has negatively impacted people’s ability to engage

with consultation / access files / discuss as a community.
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¢ Drawings show laneway with regular width, which is inaccurate.
¢ Absence of community consultation.

* Residents of Somerville Drive do not view the opening up of the cul-de-sac as
a public gain and have not been consulted.

+ Opening up of cul-de-sac close to the laneway at the back of houses on
Moeran Road and Balfe Road East, will increase risk of accidents, antiso

behaviour and illegal dumping, and residents attached to the lan e
liable which is unfair.

¢ Activity from balconies in the proposed development wil existing
resident’s dog, causing barking and distress.
e Disrupt the work from an at-home recording stydio of the site.

¢ Lack of childcare provision is a discrimina mater Which will adversely

impact future women tenants the mos

¢ Query how participation in the r'nana pany will be managed to
ensure equality. '

¢ Locals should be prioritisgd f®the accommodation.

g prioritised in the development.

¢ Highlight fire safetys @
¢ The populati% s a result of the development will mean this area is
e.

no longerd vi
¢ Cosigavings Wdritised over good design, with lack of parking and childcare.

o JFirtan e development doesn’t add up compared to valuation of property
e frea.

orruba House Site has not be transferred to the applicant so application
shouldn’t proceed.

+« DCC should purchase the site and build the development employing local
people.

+ A Crumlin Village Architectural Conservation Area Report was prepared in
2013 by Lotts Architecture and Urbanism, the study was commissioned by
DCC, this development affects that agreement made.
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9.0

9.1.

Enclosures: Extract from timeanddate.com; photos showing front gardens used for
amenity; map extract illustrating laneway to rear of Moran Road and Balfe Road
East; photos and extract of drawings illustrating perspective of the development in
context with Agnes Terrace; boundary of Crumlin Village ACA map; photos of Glebe
House; diagrams illustrating noise breakout; extract showing view from Somerville

Green; photos of existing sunlight and daylight into residential properties adja

the site; photos from existing residents home showing proximity of the site
proposed walkway; photos showing reliance on street car parking in thggaraa:
of parking on Dowland Road; extract from the National Travel Surv 01
relation to car usage; drone photos showing context of dwellin site;
photo of handwritten letter from P.Kelly detailing objections fo t eWfopment
which are reflected in the summarised points above; phgtos a wing extracts to

illustrate errors in dimensioned distances to boundafies ies; aerial photo of

site to illustrate boundary concerns; google magfdirecNon ¥&tracts to illustrate close
proximity of example developments in TIA feug sport; extract from submitted

daylight and sunlight report; extract of suli awings and imagery.

Dubtin City County Counci yde€ a submission in accordance with the

requirements of secti 5 Pthe Act of 2016. It summarises observer
comments as per fe a)(i). The planning and technical analysis in
accordance wi e fequirements of section 8(5)(a)(ii} and 8(5)(b)(i) may be

h
summari fo )

nd café (restaurant) uses are ‘permissible’ within the Z1 zoning

and the proposed development is considered acceptable with regard to

Plot Ratio and Site Coverage

It is considered that the site coverage and plot ratio are acceptable. The site is
considered suitable for high density, subject to the provision of a high quality

scheme.
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9.6. Layout

9.7. The distribution of blocks and open space on the site responds to the existing
context and through the provision of a pedestrian and cycle route between St Agnes
Road and Somerville Brive, will improve connectivity. Sufficient natural surveillance
of the route is also provided.

8.8. Height and Visual Impact

9.9. The development plan sets 16m as the maximum height permissible for
developments in this area. As the proposed development would hav
height of 20.1m it represents a material contravention of the deve
reference to national planning policy which supersedes the dgfel efpblan, the
principle of a high density residential development in this grea is,congidered

acceptable and necessary to achieve national objectiyes t in the National

Planning Framework. Although the proposed blo of greater height and
mass than those in the immediate context, it | that the height of the
proposal can be successfully integrated intg ithout causing undue harm to

the setting of the protected structure, gharacté e ACA or visual amenities of the

wider area. Material specification reserved by condition.

9.10. Conservation
9.11. Given the present c:ond'ﬂ%d House, the removal of later additions,
in

refurbishment of th its conversion to residential use, are supported for

securing the futy@ useE of the building. In relation to the proposed blocks, it is

considered n priate balance has been struck between providing a
sensitivg bagkdropjto the protected structure, whilst also making the most efficient

ig a sustainable tocation.

9.12.

9.13. e recommendations of the submitted Archaeology Desktop report and that

the Department of Culture, Heritage and the Gaeltacht has raised no objection to the
scheme, subject to conditions.

9.14. Landscaping and boundary treatment

9.15. Generally, the proposed scheme is considered to indicate a good quality, appropriate
response to the siie which will assist in enhancing the setting of Glebe House,
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9.16.

9.17.

9.18.

8.19.

providing appropriate amenity space for occupiers and contribute to the public realm

in Crumlin.

Housing quality

The proposed housing mix complies with policy. The schedule of floor areas, room

size and storage, indicates compliance with policy. The proportion of dual aspec

number of units to a core and floor to ceiling heights of units is acceptable. A %
0

that the communal spaces are provided to a high standard, the
considered acceptable. The submitted Daylight report finds

meet the guideline targets.

In relation to privacy, there are a small number of ingide overlooking within
the scheme. Between the living room of a 3 bedaunit B B on first floor level
ed unit in Block A. As the

Qbscure glazing. Also, screening

{and units above on levels 2, 3, 4) and bedegg

living room is dual aspect, this can be res

to a balcony of a south facing 1 beddnit in BleeK A at 4th floor level needs to be

relocated to the edge of the bal event overlooking of a bedroom (east
facing) window in a 3 bed upi=

drawings and can be regol ondition.

No concerns raise e to security, with natural surveillance and defensible
space provideddoNm®the Yicvelopment. Communal amenity space considered
acceptable ifyte oRquantum, play provision and sunlight. Internal communal

facilities dke alsdAnéted.

9.22.

9.23.

Jisual amenity of the area.

Impact on neighbouring properties

There is no direct overlooking between facing rear windows under 22m distance
arising from the apartment blocks. Balconies facing private rear gardens are shown
screened. Although some increased overlooking of existing neighbouring properties

will oceur, it has been demonstrated in the submitted drawings that it is limited to

ABP-309317-21 Inspector’'s Report Page 31 of 122



levels which are typically acceptable within urban areas and in the context of policies
which seek to increase housing densities in appropriate locations. The massing has

been arranged so as to provide separation distance to existing surrounding
dwellings.

9.24. In terms of daylight, sunlight and overshadowing impact, the majority of windows are
shown to pass the BRE test. In Somerville Drive, 6no. windows fall below the
standard levels, however the degree of variance is limited and it would be ct
that these properties would retain good levels of daylight. The oversha

the application site (1-6 Agnes Road), which contain residenti
No assessment of daylight impact on these properties is incl daylight
report and no reason for their exclusion is provided. The
predominantly south-facing and therefore impacts be Knited, however this
should be addressed in the report. Existing publi en spates on Somerville Drive
and Somerville Green would retain high levgfs O t. No concerns regarding
significant noise, air or lig'ht pollution from t % ion of the units, with the

exception of the operation of heat pu , and a condition is recommended in this
regard.

9.25. Community and social infra @

9.26. Note the findings of thg s itt€d Social and Community Audit and concur that the
area is well serve %ﬁ ity and social infrastructure. The proposed café will
u .

add to social i

9.27. Childcare f&cilities

9.28. Giveglpths.characteristics of the area and the development, while the findings of the
jtt eche Demand and Needs Assessment is noted, it is considered by the
g Authority that a creche should be provided in the development. The
proposed residential amenity facility of 81sqm would be of adequate size for a
creche of 20no. spaces and can be required by condition. However if a further review
of childcare facilities in the area at the time of occupation of the development

demonstrates adequate capacity, alternative uses for this space can be considered.

9.29. Transportation
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9.30. The Transport Division is concerned that there is high risk of overspill car parking
resulting from the scheme. Concerns are also raised in respect of the design of the

vehicular entrance to St Agnes Road.

9.31. Construction related impacts

8.32. Some disturbance is to be expected during construction works, however if is
temporary in nature and various measures can be employed to mitigate it to

acceptable level. Conditions recommended.
9.33. Infrastructure

9.34. Irish Water comments noted and condition should be used to arragigements.

8.35. Environmental considerations

9.36. Findings and recommendations of the submitted Baf As

is considered that the removal of tre

concerns raised regarding wind

9.37. Other matters

9.38. Concerns have been

the drawings. The cOsi ;
- It is noted th#®gn extengion to No.1 Somerville Green is not indicated on the plans

(Dwgs. 1 02)¥kowever as there are no windows in the side elevation of the
extengiQn'QQ issyles arise in terms of neighbouring amenity and sufficient separation
di@@rovided to the proposed units to ensure no overbearing impact on them
di#gonal measurement from No. 1 Somerville Green o the closest apartment
between ground and fourth floors because the building is set back at upper
level (Dwgs. 100 & 104)

9.39. Concerns have been raised with regard to the impact of the development on nearby

structures. This would be a matter for the developer at construction stage.

9.40. PartV
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9.41.

0.42.
9.43.
9.44.
9.45.

9.47.

Proposals have been discussed with the Council’'s Housing Division, no objections

raised.

AA and EIA

Matters for the Board to consider.

Conclusion

The proposed development is acceptable in principle in the context of the 0

objectives of the City Development Plan and objectives for making efficj

brownfield land in sustainable locations. The Planning Authority re
relation to transport, child care facility provision and daylight an

1)

2)

3)

It is considered that there is a high risk of overspill car sulting from
the scheme, given the low level of proposed car p vision, the inner-
suburban location, history of high car ownershiipJoc nd lack of controlled
parking on adjacent residential streets. C rns gre raised also in respect of
the design of the vehicular entrance m oad.

It is not considered that adequaie just as been provided for the non-

s\art of the proposed development. it is

considered that the proyisig a creche within the proposed development

should be reqguired @ n‘in line with the policy position.
m

It has not bee trated that the proposed scheme will be acceptable

with regard t t¥sunlight and overshadowing impacts on residential
units over e of shops to the north east of the application site (1-6 St
Agnés Roag).

Notwi ngl ese concerns, it is recommended that a grant of permission
d , and in the event of An Bord Pleanala deciding to grant permission, the

w g Authority requests that 22no. conditions be attached. The following

Condition 1 and 2 development contribution and bond; condition 3 requesting

amendments, specifically inclusion of chiidcare facility, obscure glazing to windows

in block B facing south and screening of western side of balcony in block A at 4

floor; Condition 5 traffic details, including details of vehicular entrance, pedestrian

entrance; and condition 8 concerning works to protected structure.
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9.48. Departmental Reports

9.49. Drainage Division

No objection to the development, subject to the developer complying with the
Greater Dublin Regional Code of Practice for Drainage Works Version 6.0.
conditions recommended in relation to public surface water sewer connegtion

surface water infrastructure, SUDs and attenuation tanks.

9.50. Transportation Planning Division

Condition requiring demarcation of car park recomm

Proposed footpath should be designed in accordance with gouncil standards.
Note restricted visibility at vehicular entrane#and ¥ caf parking spaces.

Concern that detailed vehicular entran

Not tree / shrub planting results in pinch point along pede@)

not been submitied.
Condition requested requiring sub rawing detailing proposals to

improve visibility to and from the v trance.

Revised dishing proposals alofig Somerville Drive are requested.

nended.

Condition requiring suismissiqn of swept path analysis drawings for
emergency vehicles %

Quantum o le ng considered acceptable. However drawings do not
demonsjra t froposed provision can be accommodated in the design.
CongdiionfecoMmended to secure details of this.

parfing management plan should be conditioned. Concerns regarding

L ]
ewroposed car parking provision for an inner-suburban location such as the

osed site. The applicant has not adequately addressed the variance
between proposed provision and the census data nor has the applicant
demonstrated how the proposed development would not lead to overspill
parking on Somerville Drive and Somerville Green which are not subject to

controlled parking.

Noted that the Traffic Impact Assessment trip generation has not taken
account of census data which is likely to result in a higher estimated trip

generation from the proposed development. Concerns in relation to the impact
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the proposed development will have on the surrounding road network in terms
of overspill car parking due to the 0.36 car park ratio.

¢ Mobility management plan requested.

+ A final construction management plan and construction traffic management
plan should be conditioned.

e Conditions recommended.

9.51. Housing and Community Services

s Confirm that Doyle Kent Planning Partnership Lid. on beh f
Developments Ltd. has engaged with the Housing Dep n ation fo
the development and are aware of the Part V obligation$pertdining to the site.

9.52. Parks, Biodiversity & Landscape Setvices
¢ Demolition works may involve disturbanc@i bats and birds.

+ Retention of trees welcomed, howevng of car parking in root zone
area of T1575 is not suitable. These Capparkim spaces should be removed if
possible. Conditions requestin e protection measures and bond
requested.

e Conditions safegu dc use of areas requested. Green roofs should

be secured by gon n.

¢ Note that jhe pojentially can provide links to surrounding green

infras urgand this is not acknowledged in application documentis.

eviflence of bat roosts on the site, however there is potential for

resence of bats should be rechecked prior to removal of trees and
ition works. Specific measures for mitigation for bats are contained in

he submitted report, however not clear how this has informed the design.

¢ Survey of nesting birds required.

* Request conditions that measures for biodiversity, habitat provision and bat
mitigation being provided in the development.

¢ Noted that changes in Dublin Bay that result in an increased cover of

opportunistic macroalgae may impact on those Species of Conservation
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9.58.
9.54,

9.55,

9.56.

Interest which are herbivores and which feed on green plants and green algae
that are impacted by such change in vegetation cover. Thus, the cumulative
impacts of additional effluent may cause indirect impacts to both SACs and
SPAs, depending on the relevant SCls. The Precautionary Principle must be
applied in concluding any indirect impacts.

» Conclusion: No overall objection to the application subject to appropri

conditions. Conditions are recommended.
Noise and Air Quality Division
f tr

Conditions recommended conceming noise control and air qua ring

construction and operation.
Elected Members

A summary of the views of elected members as e SS t'the South Central Area
Committee Meeting at the meeting on 17t Felff 2021 is included in the Chief

Executive's Report and summarised belo

e Mixed views of the acceptability of h 7 density, design and layodit.

» Concern expressed abo t of the proposed development and
shadowing of adjac e§on Sommerville Drive and Sommerville Green.

¢ Daylight/sunlig a guires careful review.

o Out of cont% mlin Village due to height and massing.
» Needgior SQgiaMind affordable housing could be satisfied without that
imgpsitioryofheight in the application.
6 gtoreys could not be considered overdevelopment.
thetically one of the more pleasing developments before members.
Lack of 3 beds makes it unsuitable for families.
e Concern regarding opening up of the cul-de-sac.

» Concern at lack of car parking.

e Query applicant mitigation to prevent overspill parking.
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e |nadequate cycle infrastructure in the vicinity / Crumlin Village for number
proposed.

¢ SHD process is undemocratic, anti-community and anti-consultation.
¢ Concern at lack of consultation prior to application.

e Concern at lack of consultation as part of SHD process.

e Applicant urged to engage with local community.

s Query absence of local area plan.

e Reference to the Crumlin ACA and query whether the pr evelopment
would negatively impact the ACA.

+ A view that the development is within the spirit of t

* Welcome that the model here is social and afforMabl st rental housing.
¢ Concern at stigmatisation if tenant ty d to different blocks.
 Issues with water pressure in the 'ar_e@

¢ Query whether the proposed caf -‘ould be a social enterprise.

10.0 Prescribed Bodies

10.1. Irish Water x

The developm as beed issued a confirmation of feasibility for connections to
Irish Water fletWorksS#biject to the following:

- r rks required to the Irish Water network, approximately 110m of
IPnew main has to be laid to replace the existing 4° Cl. Irish Water does
ave any plans to extend its network in this area therefore the applicant

will be required to fund this network expansion. Delivery of the extension will
be by Irish Water within the public domain.

- The applicant has engaged with Irish Water in respect of design proposals for
which they have been issued a Statement of design Acceptance for the

development.

ABP-309317-21 Inspector’s Report Page 38 of 122



- Conditions requested with respect to connection agreement, that works are
carried out in compliance with IW standards and that no IW does not grant

permission to build over its assets.

10.2. Transport Infrastructure Ireland

Confirm that there are no observations to be made on the application.

10.3. An Taisce

- The proposed development due to excess scale, bulk, density S
not in keeping with the character of the village and would defrifaent mpact

on the protected structure Glebe House.

- Crumlin is one of the few remaining historic villages nd warrants

protection. It is also an ACA and the application |SPartially within this.

- The proposed development should be in propio its surroundings and

not have an overbearing impact, particula

on jhe protected structure.

- The proposed six-storey heights a cessive for the historic village

context and location within th& curtila i the protected structure.

- Somerville Drive will be € adversely impacted through loss of

&

- Refurbishm@nt se of Glebe House and proposed residential uses

privacy and oversha

negatively change the fabric of community
lives.

welco in Rringible, however application documents suggest the setting

ang’views d be overwhelmed by the size of the new development.

- sed development is in conflict with the policy of the current City
vBlopment Plan that ‘Development will conserve and enhance Protected
uctures and their curtilage’ (CHC2), which further requires that ‘the design,

form, scale, height, proportions, siting and materials of new development
should relate to and complement the special character of the protected

structure.” The proposed development in its current form does not do this.

- The proposal represents serious overdevelopment. It is recommended that

the proposed development is revised to better assimilate into the location in
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historic Crumlin Village and having regard to the need to protect the

character, special interest and setting of the protected structure Glebe House.

10.4. Department of Tourism, Culture, Arts, Gaeltacht, Sport and Media

- Archaeology: Agree with the archaeological mitigation suggested in submitted
application documents, recommend a condition pertaining to archaeologic
testing across the development site and monitoring of demolition work

- Nature Conservation: Note a limited amount of bat activity recordeg over e
subject site, recommend that conditions be imposed concemni e
incorporation of bat boxes and that lighting design be sign at
specialist. %

11.0 Oral Hearing Request v
11.1. Two formal requests for an Oral Hearing were réc@iied irj relation to this application.
Section 18 of the Act provides that, before i oral hearing for a strategic
housing development application should be oard: -
(i) Shall have regard to the excepii

of housing as set out in thg=#

iccumstances requiring the urgent delivery

lan for Housing and Homelessness, and

(i) Shall only hold an or it decides, having regard to the particular

circumstances of apfilication, that there is a compelling case for such a

hearing.

11.2. Having reg thecisCumstances of this case, to the issues raised in the
observations receiyed by the Board, and the assessment set out in section 12.0
bel | ider that there is sufficient information available on the file to reach a

the matters arising. | do not consider therefore that there is a

dlling case for the holding of an oral hearing in this instance.

12.0 Assessment

12.1. The planning issues arising from the proposed development can be addressed under
the following headings-

¢ Principle of Development
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12.2.

12.2.1.

12.2.2.

Density, Height, Scale, Mass and Design
Neighbouring Residential Amenity
Proposed Residential Standards

Traffic and Transport

Materia! Contravention

Screening for EIA and AA

Other Issues

Principle of Development

The application site is zoned Z1 ‘To protect, provide and im tial

amenities’. Residential is a permissible uses and restauran pef for consideration

in this land use zoning. The Planning Authority have co at café (restaurant)
use is permissible in the land use zoning. As an a ry Snction to the primarily
residential use on the site in the proposed deve enp, | consider the proposed
café use o be permissible under the land @ ing Z1 for the site. A residential
amenity space is also proposed and the aBRlifaAMs described the intended
operation of this space to include accdgs by the wider public with a range of amenity

and support facilities provided consideration of this amenity space, | note that

community facility is also afip siPle use under the Z1 zoning. The site is also

located within the desiifigted lin Village Architectural Conservation Area and
inciudes Glebe Heise Red®fered Protected Structure no.7560 (Former Glebe

House).

National golicy ressed within Rebuilding Ireland — The Government’s Action
Pla ing’and Homelessness and the National Planning Framework — Ireland
2 pport the need for urban infill residential development, such as that

on this site.

U
12.2.3. i vision for Z1 is for residential development in the city, where a wide range of

accommodation is available within sustainable communities where residents are
within easy reach of services, open space and facilities such as shops, education,
leisure, community facilities and amenities, on foot and by public transport and
where adequate public transport provides good access to employment, the city

centre and the key district centres.
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12.2.4.

12.2.5.

12.2.6.

12.2.7.

The principle of the proposed development on the site is therefore consistent with
the land use zoning under the City Development Plan.

Third parties and Elected Members have raised concerns relating to the SHD
process. | can confirm that the SHD process is defined under a legislative framework
forming the legitimate process for determination of this application. | note third part
comments in relation to the financial context of the proposed development. | ¢
confirm that this does not form a planning consideration in my assessmen ic
confined to adopted planning policy. | also note third party objections t @ed
development in the absence of a local area plan / village improvement ; ever
there is no requirement for such a plan in the area in which the.éife cated.

| note third party concerns regarding a lack of consultation an icUlties
participating in the planning process during the current p ic:' | can confirm that

all consultation obligations as part of this SHD applicatQn e been satisfied and

| note a third party suggestion that a
transferred to the applicant, the
applicant has complied with giffe

with copy provided of a lejtefio sent to Circle Housing VHA CLG from Dublin City
Council (DCC) providi Usion of the former Coruba House site (under DCC

ownership) in the,a A strip of grass land between the Coruba site and
Sometrville Dr:' e sant within the site rediine boundary is within the ownership of

nc

South Dublin Cougty’Council and a letter of consent is also provided with respect to
h

inder of the site is in the ownership of the applicant.

Structure, removal of its ancillary structures / other structures on the site and partial
removal of the existing boundary wall. Concerns are raised in the context of the
archaeological significance of the site and regarding the accuracy / extent of detail in
the submitted drawings of boundary treatment. | also note that An Taisce has raised

concern that the proposed development would not respect the need to protect the
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character, special interest and setting of the protected structure Glebe House,
however specific objections to demolition works are not included. | address the
proposed demolition and internal alteration works to the site in this section below,
while | consider the proposed buildings/works and associated impact on the
Protected Structure subsequently in section 12.3.

12.2.10. Policy CHC2 of the City Development Plan states that it is council policy to ep wﬁ

that the ‘special inferest of protected structures is protected’ and asks for

restoration of fabric/features that contribute to the special interest, whj ing
harm to the curtilage of the structure.
12.2.11. An Architectural Heritage Impact Assessment is submitted ication. This

identifies the historical background of the area and the struct#®s of the subject site.
Glebe house dates from 1791 and is one of the few 18t ouses to survive in
the area. The report confirms that Glebe House has Beenivided into a number of

bedsit flats, a process which damaged the hist abrid and spatial iegibility of the

sheds have also been added to the

recent mid to late 20t uryliaienal alterations will be removed. New features will

also be incorporatgd, eplacement fenestration, entrances, stairs, new
plumbing, bat m and Jatchenware.

12.2.12.In terms ¢f the boupliary wall, the report notes extensive sections of historic rubble
l.

are proposed to be retained with the exception of a section to be

n St Agnes’' Road, including a more recent pillar addition, that is formed

faced with cement. This section of wall is proposed to be replaced. A
%1 of wall is also proposed to be lowered. The two brick columns bookending the
vehicular entrance to the site are also proposed to be demolished and replaced with
new cut stone columns at 2m in height. Works to boundary walls are proposed to be
carried out using skilled masons and under the supervision of Conservation Architect

using rumble stone to match the existing wall.
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12.2.13. In relation to the demolition works to Glebe House and within the curtilage of the
Protected Siructure, these are in the vast majority of cases, isolated to the removal of
mid to late 20" century additions, that do not contribute to the special interest of
Glebe House. Removal of the side extension and rear storage / sheds will be
beneficial to the setfing of the Protected Structure, returning the building to a footprint
that is much closer to the original plan form. Replacement of fenestration, entra

door, roof tiles and other exterior features to the building, is also an opportupi

additions that wili facilitate residential occupation. In my view,
scale of internal alteration to the building, there is little impact u
and related special interest of the building as a resuliéf théyfroposed internal

alterations. | consider that facilitating a better qu res al use of the building,

will encourage long term protection of the buj its occupation.

the Protected Structure in my view.
boundary onto St Agnes Ros %. quired to marginally increase the
access/egress, to improy&vi Fom the vehicular entrance to the site. Such
alterations will be e jal ecessary to facilitate the functionality of the site for
an increased de i’%iential occupation. These works will facilitate the use of
the site forr N upation, to the benefit of the long-term preservation of
Glebe H u@content that the proposed demolition and internal alteration works
to Glgheloyse, alongside alterations to the boundary wall, are sensitive to the

jstic i€ and will restore its special interest in accordance with relevant policies
% e City Development Plan, including policy CHC2. A condition can also be
usefto secure final detail of boundary treatments should the Board be minded to
grant planning permission and can include reuse of stone/rubble resulting from site

demolition where feasible.

12.2.15. In relation to the impact upon archaeology, | note that there are designated sites of
archaeological interest and a zone some distance from the subject site to the north
west, north east and south east. The site itself is not located in a zone of
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archaeological interest and is not an identified site of archaeological interest. An
Archaeological Assessment (Desktop) report has also been submitted with the
application. This identifies the history of the area, the subject site and Glebe House.
The report concludes that while there are no recorded monuments on the site, there
is archaeological potential, and as a result it recommends that a qualified

Conservation Architect oversee the recording and preservation of all architect

features relating to the former Glebe House, and that test trenching is und
note that the Department of Tourism, Culture, Arts, Gaeltacht, Sport a
agree with this suggested mitigation. | am satisfied with the conclusi

submitted report and the suggested recommendations.

12.2.16.1 note third party concems that the proposal resulis in the r f&rchaeological
artifacts from the site, however | am content that the pr d s serve to
enhance the special interest of the Protected Struciige. S¥ould the Board be minded

to grant planning permission, conditions can s e apfyopriate mitigation in relation

to archaeology.
12.3. Density, Height, Scale, Mass and Desig

12.3.1. Density

12.3.2. A number of representation€ halg b received regarding the proposed density of
the development. Con - dlise around the appropriateness of the density

level proposed for

. Concern is also expressed regarding the amount of
development o is part of the city and consequential impact upon the
designatio CHpliiWas a 'village'. | also note that An Taisce have raised concerns

regardingioverd@velopment of the site.

12.3.3. Th

)

re)vance are objectives 27, 33 and 35 of the NPF, which prioritise the provision of

0 ensity is 172.7 units per hectare. Policy at national, regional and local

‘
e rages higher densities in appropriate locations. Project Ireland 2040:

al Planning Framework (NPF) promotes the principle of ‘compact growth’. Of

new homes at locations that can support sustainable development encouraging

increased densities in setflements where appropriate. Section 28 guidance, including
the Building Heights Guidelines, the Sustainable Residential Development Guidelines
and the Apartment Guidelines, assist in determining those locations most appropriate

for increased densities. The Apartment Guidelines define the types of location in

ABP-309317-21 Inspector's Report Page 45 of 122



12.3.4.

12.3.5.

‘'site is located on the edge of Crumili

cities and towns that may be suitable for increased densities, with a focus of the
accessibility of the site by public transport and proximity to city/town/local centres or
employment locations. Locations that are within walking distance (up to 15 mins or
1,000-1,500m) of principal city centres, or significant employment locations, that may

include hospitals and third-level institutions are considered to be central and/or
accessible locations.

The site is approximately 750m or a 10min walk to Crumlin Children’s Hos

be ‘Central and/or Accessible Urban Locations’. Other categori
including distance to the city centre, high-capacity urban pub and high
frequency urban bus routes, but the list is described as ° e cations’ under

the guidelines and not an exhaustive list of descript

to b€ achieved by any one

. Theyefore, the proximity of the
'subject site to Crumlin Children’s Hospital, | je

site before being categorised as central / acces

r the purposes of the
gundellne definitions of central / accessible do however also note that the

Jage and therefore accessible to a range of
amenities and services there. Th

Agnes Road and | note that the Plaan
for higher density devel ~%
As such, I consider @ can be described as a central / accessible location
as defined und AD ent Guidelines and sustainably support the density level
proposed x overall acceptability of this density is subject to appropriate
i enity standards, which are considered in the relevant sections below.
amount of development taking part in this part of the city, | have

o situated proximate to bus routes on St
Authority has stated that the site is suitable

of preserving protected buildings and their settings, and preserving or enhancing the
character or appearance of an Architectural Conservation Area (ACA). | consider in
detail below the impact of the proposed development upon the Protected Structure
and ACA and there is nothing to preclude a higher density on the site with reference

to those guidelines, which promote a qualitative assessment, as set out in my report.
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12.3.6.

12.3.7.

12.3.8.

In relation to potential consequential impact upon the status of Crumtlin as a ‘village’
with the increased population resulting from the proposed development, no evidence
has been submitted to support this suggestion. | am not aware of any special
protection afforded to a ‘village’ status and as outlined above, | have identified that

the site is located in an accessible / central location where higher density

development can be sustainably supported. Furthermore, | note the circuiar ag
of ‘sustainable settlement’ guidance to be published later this year, as an
the Sustainable Residential Development Guidelines. This will define
hierarchies in the context of suitable densities, including cities, tow

however | do not consider Crumlin Village to be a ‘village’ in t xt @that

guidance given its location in a built-up urban area and speifi lin City.

Height, Scale, Mass and Design
Concerns have been raised regarding the height, scale, s and design of the
proposed development in many of the represeni&ions geceived. Concerns ceniralise

around the scale of the dévelopment in cgq @ the established built environment
in the Crumlin Architectural Conservation Mgk (AR 1) and upon residential estates to

d Somerville Green. Concern is also raised

and surrounding resid€N ties. An Taisce consider the application to be

contrary to policy CH City Development Plan.

thegipact upon surrounding residential amenity and the

accommodation is underiaken in section 12.4 and 12.5 below.

(the Building Height Guidelines) provides clear criteria to be applied when assessing
applications for increased height. The guidelines describe the need to move away
from blanket height restrictions and that within appropriate locations, increased height
will be acceptable even where established heights in the area are lower in

comparison. In this regard, SPPRs and the Development Management Criteria under
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section 3.2 of these section 28 guidelines have informed my assessment of the
application. This is alongside consideration of other relevant national and local
planning policy standards. Including national policy in Project Ireland 2040 Nationa!
Planning Framework, and particularly ohjective 13 concerning performance criteria
for building height, and objective 35 concerning increased residential density in
settlements.

12.3.11. SPPR 3 states that where a planning authority is satisfied that a developm

complies with the criteria under section 3.2 then a development may b

storeys). | address the material contravention of the deve
below and | will provide further assessment against tH&crit
Height Guidelines here.

12.3.12. The first criterion relates to the accessibility, ite by public transport. The
; subject site is located a short walk (2 op3mi om bus stops on St Agnes

party responses thatfthe si ot accessible to a Luas or Dart line and that capacity
of bus routes is stiqpedy’however, no evidence has been presented to suggest

apacity on these bus routes serving the site. | also note that

tions from Transport Infrastructure Ireland on the application.
Whi jtais not a short walk to rail or light rail infrastructure, the proximity of the
helpds routes | have described, is sufficient in my view to demonstrate good
o public transport.

12.3.13. Th

located. The subject site is located in Crumlin Village Architectural Conservation Area

second criterion relates to the character of the area in which the development is

(ACA) and the area around the site is characterised by single and 2 storey residential
dwellings, alongside 2 storey commercial properties in the village. Located on the site
itself and subject to the application, is Glebe House a Protected Structure. There are
also a number of other protected structures in the wider ACA area and recorded
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monuments. The immediate setting of the site is characterised by a mixture of
architectural styles and ages, with 20% century buildings alongside more historical
properties which are pocketed throughout the area. Of note are the red brick 2 storey
residential dwellings immediately adjacent to the site on St Agnes Road and the
Georgian properties proximate to the site. There are also a number of Protected
Structures within the ACA area.

12.3.14.| consider potential impacts upon views from the Somerville estate areas e
below, however my assessment firstly focuses on potential impacts u
(including historical buildings and protected structures in the ACA),an(¥the er

Glebe House Protected Structure located on the subject site.

12.3.15. CHCA4 of the City Development Plan states that it is council

special interest and character of alf Dublin’s Conservati

y ‘Jo protect the
this includes
through the replacement, improvement, re-instatemen an§ yepair of features,
including open space. In addition, developmen uld ot harm buildings, features,
spaces, involve the loss of historic forms / @ or harm the setting of the
Conservation Area, including creating, visuali b

Crumlin ACA report describes that the

hitfe®ive or dominant forms. The

ecial character of the ACA can be defined
by layout, socio-economic function®, building types / materials and quality / treatment
of open spaces. The report
to the ACA. This inclu

roof pitches, buildigg li

ow new building intervention can be sensitive
prevailing materials and following the eaves heights,
ith predominate in the surrounding context. In relation

to the ACAre nofe third party concerns that there is a conflict with the Crumlin

Village A po d interested parties in this development proposal. | am not
aware issye in this regard.
| t§

12.3.16. App a@ly the front two thirds of the subject site as it faces St Agnes Road, is
% designated ACA. In any case, development across the entire redline

aupdary extent, would in my view effect the setting of the ACA. Views are provided

in‘the submitted Visual Impact Assessment Report of the proposed development as
would be perceived in views around the ACA. This is alongside a Landscape and
Visual Impact Assessment in the application, which describes visual analysis to
accompany the photomontages. A large number of viewpoints are provided to
illustrate the appearance of the proposed development in the ACA, these are taken

from within or immediately on the edge of the ACA boundary. None of these views
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identify any significant, long-term, negative impacts as a result of the proposed
development upon the ACA. | have also undertaken my own assessment of the
submitted views. | am satisfied that the proposed development has been arranged to
be sympathetic to the ACA, locating the taller elements to the rear of Glebe House.
This ensures that these elements would only be viewed in the backdrop to the ACA
from St Agnes Road. Block B is located within the ACA boundary to the rear of
House. This proposed apartment block is between 4 and 5 storeys in height.
transition in height serves to reduce visual impact upon the ACA in view
Agnes Road and Crumlin Village, which form the heart of the conserv ar

Block A is situated to the rear of Block B and is proposed to be 6 inyreight.
This will be visible as part of the setting of the ACA in some viéwpai ound the
conservation area. | have assessed these views closely, als sidered that
some of these views are shown with trees in foliage, gfid t my consideration

includes recognition that these trees will not be ind€af in Wint€r to screen views. In
any case, | am content that the proposed ap

P t s are clearly perceived in
= [ 1CE L
E

evelopment exceeds the height of St

these views as forming a backdrop to the ar
dominant presence in the ACA.

grefore would not appear as a

12.3.17.1 note third party concern that the’p
Agnes Church, however as d %- ve, | do not consider the proposed
apartment blocks to be o gt in views. The blocks will be perceived in the
w

backdrop of the AC I detract from St Agnes Church in my view.

12.3.18. As outlined in se€ion 12.2/6f this report above, policy CHC2 of the City Development
Plan states fiat De ment will conserve and enhance Protected Structures and

L and Jequires that ‘the design, form, scale, height, proportions, siting

f new development should relate to and complement the special

posed development includes the refurbishment of Glebe House and removal
of additions to its footprint, which in my view will benefit the special character and
interest of the Protected Structure. Two new ‘pavilion’ buildings are proposed either
side of Glebe House. These proposed buildings are 2 storey with roof level
accommodation, with fenestration giving a three storey appearance in the gable end
view presented to St Agnes Road. The ridge height of these proposed buildings
match Glebe House at 8.8m (approx.} and the eaves height is slightly below the
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eaves height for Glebe House. The proposed ‘pavilion’ buildings follow the building
line for Glebe House, and they are laid out to present their narrowest end adjacent to
the protected structure. These measures ensure that the proposed ‘pavilion’ buildings
will not overdominate Glebe House in views from St Agnes Road. The submitted
Architectural Heritage Impact Assessment describes precedent schemes for the type
of relationship formed between the Protected Structure and the ‘pavilion’ buildipg
also note the use of materials to reference Glebe House, using a light grey, en
the ‘pavilion’ buildings, alongside a light grey brick base to the opposin i

hand corners of the blocks, referencing the darker base of the Prot
note third party concerns at the lack of images in the submitte
Assessment Report, however | am satisfied that view 4 and 6 p
ilustration of the visual appearance of the proposal froreSt Ag oad, alongside
CGl images submitted illustrating the front appearagte oNjife Pfoposal. Overall, | am
satisfied that the symmetrical arrangement, usegf matyial€, fenestration and

proposed farm of the proposed pavilion buijgh rve to enhance the setting of

Glebe House and form a striking visual im t Agnes Road.

12.3.20.1n terms of visual impact to the rea he site from the Somerville estate areas,
these roads are located outside® . Views are provided of the proposed
development from locationg 1 ille Drive, Somerville Park and Somerville
Green. The proposed eI will be most visible from these areas and will

significantly alter t ua ironment from these vantage points.

12.3.21. The existing enyropfMent in these areas to the rear of the site are not
particularly’sefsiti new development in my view. These areas are located
outsidgQf e AGA and do not exhibit any specific historical interest or architectural

ap cathat contributes positively to the ACA, beyond a low-rise appearance that

eS@fSual effect. That is not to suggest that visibility has a negative effect per se,

assessment of the quality and appropriateness of additions to the built

emvironment is first required. The subject sites existing character is formed of various
neglected buildings, sheds and industrial type uses, and in my opinion does not
coniribute positively to the built environment around the Somerville areas. In my view,
the redevelopment of the subject site is therefore an opportunity to improve the
contribution to the streetscape here and | consider that the proposed predominately

residential use would be beneficial to the character of the area. The proposed
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development will be of increased scale compared o both the existing character of the
subject site and the wider established form for dwellings in the Somerville streets.
This increased scale will alter the backdrop to the ACA and therefore its setting,
however as outlined above, | consider this impact to be acceptable. This is
specifically in light of the quality of design for the proposed development, including
the detailed appearance o blocks (considered further below) and transitions in

away from the ACA area (as outlined above).

12.3.22.1 am cognisant of its visibility from the Somerville streets where the pro

development would be a prominent addition to the area. The propoged ill be
visible from public streets, over the top of existing dwellings an rop to
the Moeran Community Hall on Somerville Drive. However, th ity'Is not
harmful in my view and is appropriate for the urban locati hegfle, where a

varied skyline would be expected. The increased visilljty alid pfominence of the site

would also assist in place-making and legibility i views i accordance with the

section 3.2 criteria in the guidelines. | also ng crédtion of a new street and
public open spaces in the site that will be beRgfi¢idfigithe area. '

ion of the proposed development to the

that viewpoints 10 a @J' villf¥ave a moderate and negative impact, and viewpoint
!l neutral impact in the operational phase. This impact is

11 will have a rate a
considered j su ed report to be consistent with emerging trends. In my

opinion herd is a significant alteration to the visual physical environment as a

oposed development, on balance there are significant benefits as a

an appropriate density for the location is also a significant consideration in my view. |
also agree with the report that the proposed development would alter the character of
the built environment in this location in a manner that is consistent with emerging
trends, with new development in the city generally being at increased scale, as a
more appropriate scale for the urban context of the area. While | note third party
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comments regarding the refusal of applications in the surrounding area and the
planning history section of this report acknowledges these decisions, each case most
be considered on its own merits, and | have described in detail in my assessment

why the subject site can support the scale, height and density proposed in my view.

12.3.24.In terms of the detailed appearance of the blocks (3.2 criteria including avoidance of

uninterrupted walls, contribution to space and materials), the design incorpor.

variation in height to create visual interest and transition scale away from

a section of the western elevation of Block B which is design
overlooking of adjacent areas. Despite the lack of fenestrati ection of
elevation, the incorporation of oblique windows set in s a | panels assists in
creating some interest. The blocks also have bay ngefnemts and incorporate
projection variations along the vertical plane. T#@ge megsires assist in breaking
down the mass of the blocks, avoiding a ic earance. Materials and
finishes are also described in a submitted onsistent material palette is
proposed to the apartment blocks, ed of a predominately light buff brick to

facades, articulated with large fi , steel frames and railings to balconies.

white mortar, dark and light grey render and

appropriate for the residential character of the

There are also areas of whi .
zinc cladding. These 2
&

Somerville streets S compliment the materials for the proposed pavilion
blocks, whilst hgin nsigve to the former Glebe House Protected Structure.

12.3.25. The propgSed*de ment will provide increased diversification of housing typology
in the hichylis currently predeminately self-contained dwelling houses. The
in tidn of apariments on the site will therefore be a positive contribution to the

ogies in the area (a 3.2 criterion). Lastly, the section 3.2 criteria under the

g Height Guidelines refers to considerations on daylight and overshadowing.
elation to Building Research Establishments (BRE) criteria for daylight, sunlight
and overshadowing, | discuss this in detail below in sections 12.4 and 12.5 of this
report. The submission of specific assessments is also referenced in the guidelines,
and reports sufficient to assess a development of the scale proposed have been
submitted. | have noted reports throughout my assessment, including the landscape

and visual impact assessment, architectural heritage impact assessment, design
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report and material / finishes report. | also note the submitted micro-climate report
which demonstrates that the wind environment as a result of the proposal is

acceptable. | address biodiversity considerations below in section 12.9.

12.3.26. | note a third party objection stating that a utility pole and cable are absent from

12.3.27. Qverall, | consider that the proposed development satisfies the crj

12.4.

12.4.1.

12.4.2.

12.4.3.

submitted drawings, however | can confirm that the absence of this utility equipment
in the drawings does not impact my assessment of the proposed development,

Should utilities require relocation as a result of the development, separate
will apply to the developer in that regard.

under section 3.2 and therefore SPPR3 of the Building Height
follows the complete assessment set out in my report and pa ections 12.3,
12.4, 12.5 and 12.9, including consideration of the 2009 | Density

Guidelines in the context of density and the Protecjed

Neighbouring Residential Amenity

The representations received raise a numb ns relating to the potential
impact of the proposed development n surrounding residential amenity,
particularly for the neighbouring d the Somerville streets. | also note
comments from An Taisce in ar@rl address potential impacts in detail below.

Daylight and Sunlight ;\

I note that the criter ction 3.2 of the Building Height Guidelines include
reference to miAMisin rshadowing and loss of light. The Building Height
Guidelines ‘efer t: t uilding Research Establishments (BRE) ‘Site Layout

Planni light and Sunlight — A guide to good practice’ and ask that

‘ap d reasonable regard’ is had to the BRE guidelines. | also note

c British Standard (BS) 8206-2:2008 ‘Lighting for buildings - Code of

for daylighting’, which has subsequently been withdrawn and replaced by
N 17031:2018 ‘Daylight in buildings’. These standards have therefore informed
my assessment of potential daylight and sunlight impact as a result of the proposed
development. However, it should be noted that the standards described in the BRE

guidelines are discretionary and not mandatory policy/criteria.
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12.4.4.

12.4.5.

12.4.6.

12.4.7.

I note third party concerns regarding the accuracy of drawings in relation to
separation to surrounding existing properties, which would have consequential
impacts for the daylight and sunlight assessment. The submitted drawings are based
upon ordnance survey Ireland data (O.S Sheet Numbers 3263-07/3263-08). Having
visited the site, | observed the street layout and general arrangement to be
accurately reflected in these drawings, with the exception of a side extension
Somerville Green. While this side extension does not feature in submitted dra

it is accounted for in the submitted daylight and sunlight assessment. | ergf

describes the performance of the development against BRE

Research Establishment guidelines on Site Layout Plan

Sunlight: A Guide to Good Practice). The analysis gfQuidadl deScribes the results of

testing for the proposed development compar the &xiSting condition on the site.

The report identifies the neighbouring pro @ ested on Somerville Green,
Somerville Drive and Crumlin Villagey(St A8 L j 9€d). All other properties in the

immediate area surrounding the gite h&ye either an orientation or a distance from the

application site, which would gensutg that daylight and sunlight impact will not result

from the proposed developh

In relation to the pro Vsed, the majority of windows retain an acceptable
level of daylight wi opment in place, with no perceivable reduction in
daylight leve % owever 6 windows in Somerville Drive that will experience
a perceptiBle ch in daylight as a result of the development in place compared to
the } iiuafion of the site. However, all of these windows are only marginally
belo SP of 27%, with VSCs between 26.34% and 26.94%. | note third party

ents in relation to the size of these windows, which are stated in the submitted
to be larger than conventional size. However, my assessment has not been
influenced by this assertion in the report and | have based my assessment upon the
VSC results only. | consider that the alteration to daylight levels to these windows on
Somerville Drive are on the edge of the minimum target VSC value recommended in
the guidelines. In my opinion, this impact can be considered negligible, and having

regard to the urban location, need for housing on zoned and serviced lands and the

overall acceptability of the layout and design of the site, this impact is acceptable.
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12.4.8.

12.4.9,

| note the Planning Authority comments in relation to the omission of daylight analysis
to 1-6 St Agnes Road, a terrace comprised of first floor residential units above
commercial uses in the village. The closest element in the proposed development to
these addresses would be the pavilion building to the south east of Glebe House. On
my visit to the site, | observed a window within the side elevation at first floor in this
ferrace. | also observed windows to the rear at first floor for these properties. To

rear of the St Agnes Road properties, the proposed apariment blocks on the gite

set back approximately 35m from the first floor of no.’s 1-6 St Agnes Ro 0

buildings on the subject site. | agree with the Planning Authori sis for this
terrace of dwellings at first floor above the commercial unigg.i h Village on St
Agnes Road should have been included, or an expla
provided as to why it was not required. However, ider the omission of
this data fundamental to my assessment, as
of likely potential impacts to these propertie

in terms of the side" elevation window fasjng the site, it is likely in my view that this
would experience perceptible reddc ylight in the proposed development
condition. However, given thg Mice P the proposed development and
arrangement of windows, thf this existing terrace to the subject site, | do not

consider there to be

ike bstantially obstruction to the daylight levels to these
ctign of proposed block B would intersect the rear line from

terrace in the village. This part of the proposed

rear windows. A sfha
a first floor windgw {

developmeriis lar formed of the side on view of balconies, and therefore a solid

not result. In light of the distance of the proposed block, the small

12.4.10. Notwithstanding my above assessment, even if a significant reduction in daylight did

result to these windows, it is my view on balance, that this impact would be
acceptable. As part of my consideration of this aspect of the proposal, | note that the
BRE Guidelines state that the described target values are purely numerical, and that

different criteria may be used based on the location of a development (appendix F
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paragraph F1). It is my view that daylighting conditions for properties in a city location
should logically be expected to experience less daylight and sunlight access in
general, than more lower density suburban or rural environments. This is in reflection
of the need for higher density development in city locations, and as such, it will be
expected that new development will have some degree of impact upon existing
properties daylight levels. This is in light of the strategic importance of housin
delivery in the state and particularly within an accessible urban area in Du

is suitable for higher density development, such as the subject site.

12.4.11. In relation to sunlight, the submitted report does not provide analysis nn
probable sunlight hours (APSH). However, [ note that the Bui jght/Guidelines

does not explicitly request such analysis, with reference to

overshadowing, or loss of light in general, but no specifi relRge to sunlight. As
such there is no specific planning policy requirem or s{ch @n assessment of
APSH levels, and | do not consider the omissi this ®nalysis to be significant in
this instance. An assessment of overshadc ever required and
overshadowing diagrams are provided as @application. These give an
indication of the extent of any reducfidy in sunlight levels to adjacent properties. This

shows increased overshadowin ies to the west of the site in the morning

period in spring and in the % ag¥l early afternoon period in winter. Summer
sunlight will not be significa gred to properties to the west, with only some

additional shading j

ing for properties to the east. | also consider that within

upQil sypli vels to adjacent properties will be acceptable given the urban
the site.
12.4.1 tion to overshadowing of amenity areas, BRE target values are that over 2

hdlrs of sunlight is achieved over a minimum of 50% of existing amenity areas on the
213t March. | note third party comments in relation to the time of darkness in June,
and the extent of overshadowing in the morning and summer, however my
assessment is focused on overshadowing recommendations in the BRE guidelines.
The submitted report includes analysis of both front and rear garden areas for

properties that could be potentially impacted on Somerville Green, Somerville Drive
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and Crumlin Village (St Agnes Road), as well as existing public open spaces on
these streets. This analysis demonsirates that all areas will exceed the minimum

BRE target and therefore overshadowing of external amenity areas is within
acceptablie limits.

12.4.13. Overlooking (Privacy)

12.4.14. My assessment of the potential for overlooking of adjacent areas considers th

location of windows, balconies and terrace areas within the proposed dev
to habitable room windows in surrounding residential dwellings. Objectigns
been received from residents in properties adjoining the boundariegfio t
Objections include concern regarding overlooking of private g a
have also given consideration of.

12.4.15. To the north west adjacent to the site, is a laneway apd b area. Adjacent to
the laneway are the rear gardens for the 2 storey ed brisk dwellings at St Agnes

Terrace. To the north east adjacent to the site rrgCe of ground floor

gnes Road. The forecourt
areas and rear areas for the terrace agglalso sit@ ere. To the east and south
east adjacent to the site, is the ro '
along with the front of propertigpevag rdens for 2 storey dwellings facing the road.

An informal public amenit o situated here opposite the dwellings, with the

g ofito the rear of the subject site. To the south west

community hall directlygab
adjacent to the site, al grassed public amenity space. To the west
adjacent to th & rville Green, with 2 storey dwellings running

perpendiculdr to th. ject site. The side of no. 1 Somerville Green and its front and
rear g bound the subject site boundary.
12.4.16. 1 pate cefis raised in third party responses concerning the accuracy of the

ed“drawings, with the laneway adjacent to the site shown to have a regular

a matter disputed by the residents. The submitted drawings are based upon
ordnance survey Ilreland data (O.S Sheet Numbers 3263-07/3263-08). Having visited
the site, | observed that the boundary line to the laneway as it abuts the subject site
featured walls, rubble and buildings, situated at varying points. In my view, these
features are not necessarily representative of the actual boundary line, and | have no

reason to doubt the ordnance survey data that has informed the submitted drawings.
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[ am therefore content to base my assessment (as set out below) on the submitted
information. | also note the Planning Authority comments in relation to the varying
separation distances shown o no.1 Somervilie Green, which alter as a result of
projections in the proposed development above ground level, and | concur with this
view. This existing property also has a two storey side extension that is not indicated
on the submitted drawings, however | have considered this extension as part

assessment.

12.4.17. The closest element of the proposed development to the side and re
the red brick St Agnes Terrace is the pavilion building A and apa
the closest point, the proposed pavilion A building is situated
from the boundary to the laneway, this increases to over 9m ndary with

no.1 St Agnes Terrace. The only windows looking direc a he property in the

proposed pavilion building A serve a bathroom an | afea. Secondary
rd the rear garden areas
situated approximately 4.7m

and area. In my assessment |

potential overlookipg® two balconies that side on to these areas, however

e brick frame of the building at this end. The upper level
of Block B}

exteriof ciinmungl amenity area is also included to proposed Block B and is situated

rther back over 22m from this end. A first floor podium

clog@styo the Side boundary with no.1 Somerville Green and the back land area. This

QRO dium is enclosed with a 1.2m high wall and intended landscaping at the
% ncludes dense planting that would provide screening of views. Proposed

ment Block A is situated closest to the public road area, front gardens and
informal amenity area on Somerville Green. The closest windows in the proposed
block are oblique and set in solid spandrel panels. Balconies in the proposed block
also incorporate screens to prevent potential overlooking. The areas in Somerville
Green situated closest to Block A at this point are all public in character, and

therefore less sensitive to overlooking in my view in any case.
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12.4.18. To the rear of the site, the proposed development abuts the Moeran community hall
building on Somerville Drive. This is a public building that is not a sensitive use when
considering overlooking. In any case, there are no windows or areas that would be
unduly overlooked in my view. However, the community building is located on lands
zoned residential, and therefore | have considered any future development potential
of these lands that could be negatively impacted from overlooking in the propos
development. The proposed development is situated 2.8m away from the boupd
with the community building at its closest point. Windows in the propose

feature on an elevation that is approximately 14m in width, serving 2 me
repeated on 5 floors on this end of the site. The proposed windo ormEd of two
windows to bedrooms, one high level secondary window to a ljvi nd a
balcony with window/door to living room. The apartments all spect. The
upper 8% storey level of the block is set further away fgom t dary. It is not

expected or planned for the community hail buildi e forward for

development in future, however | give this dug

o

future, development of that site woul ed fo accommodate these windows which

eventualities. If this neighbouring site were i

rely upon light and privacy across unity hall building site. However, |

consider that there is sufficien¥Spége his neighbouring site fo make such an
accommodation, particula %- oposed development only situates part of the
elevation (across 14miip c

roximity to this boundary, with the rest of proposed
Block A set furthepa e boundary edge.

12.4.19. Separation i properties on Somerville Drive is well over 20m to the east
of the site. Ront gardens / driveways for Somerville Drive are situated closer fo the
deve nt,sit€, however these are publicly overlooked and separated from the site
b r y. To the north east, the subject site immediately abuts the building line

X

Pro@dsed pavilion building B is situated 7.6m away from the terrace at its closest

ouind floor commercial with first floor residential at no.1-6 St Agnes Road.

point. However, the existing building line follows an oblique angle and therefore no
direct overlooking occurs between windows in the proposed development and this
existing property.
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12.4.20. With respect to the foregoing assessment, overall | am satisfied that the proposed
development does not result in unacceptable overlooking or adversely impact the

privacy of adjacent properties / lands or occupiers.
12.4.21. Security

12.4.22. A number of concerns have been raised by third parties relating to security, wit
particular focus on potential consequential impacts following the opening up
cul-de-sac on Somerville Drive. Concerns are also raised regarding acc th

laneway at the rear of Moeran Road and Balfe Road. General concegs r

anti-social behaviour and the encouragement of congregation in jife also
raised. | note that the Planning Authority consider the openi 0 ul-de-sac to
be a benefit in the proposed development.

12.4.23. Currently Somerville Drive features a series of terraged ' with front garden /

driveway areas facing onto the road. To the oppgsite 8ide Bfthe road, is an existing

high, imposing, concrete, boundary wall for fhag lectfite and grass verge. It was

apparent from my visit to the site that the ¢ [@rge area is utilised by residents for

open area adjacent to the community

planting, as well as use of the infor grassee

hall for children’s play. The abili inue to use existing'streets surrounding the

a frequent concern in third party responses. |

site for play by children in the-emga
observed during my ste existing character of the cul-de-sac is currently

quiet in terms of footfgll.

12.4.24. The proposed

Drive througlinthequb|8Ct site and with a public plaza connecting onto St Agnes

intends to create an opening at the top of Somerville

Road. Thi§publi}pfaza area will be overlooked by the proposed residential amenity

areggvithin B and café in pavilion B of the proposed development. In my view,

ae ret@veldpment of the subject site will have inherent consequences for the

t€r of Somerville Drive. These consequences will include, in my view, the
pyrovement of the aesthetic appearance of the road along the edge of the subject
site. The existing imposing, high, concrete, boundary wall will be replaced with a
good quality residential development and associated landscape treatment. This will
no doubt increase the population and associated footfall in this area. The opening up
of the cul-de-sac at the top of Somerville Drive will further increase footfall, but with

significant benefits for both existing and future occupiers of the area. Providing
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increased connectivity through the area and onto the village with its range of
amenities and facilities. The provision of the proposed café in pavilion B wili also be
readily accessible to residents as a result of opening up this link.

12.4.25. The new plaza area and route will be overlooked and surveilled by the residents
amenity area and café in the proposed development. The incorporation of benches in
this area will ensure that it is only pedestrians and cyclists that frequent the ne

route, and there is no intention for service vehicles or any other vehicles to

through the route between Somerville Drive and St Agnes Road. | see

and cyclists would alter the ability of children to play in the area

do around the site. It is likely that there will be increased cong ifi the plaza
areas, but as these areas will form part of the setting to t residential
amenity area, | see no reason to assume that anti-se€i@i beflaviour would be

encouraged through the arrangement of the devel@amenty of indeed tolerated by

future occupiers of the proposed developm erlook these areas.
12.4.26. Overall, while | accept that the proposgd de will alter the existing quiet

nature of Somerville Drive, with increas

footfallr and population of the areas around
the street, | do not consider this to b&a negative consequence of the development. |
consider the opening up of t ¢ and creation of public plaza, external
seating areas and publi # beneficial elements of the proposed

development for botjff e d future occupiers of the area.
12.4.27. Lighting

12.4.28.1 note a thig part resentations in relation to possible disturbance from the

ent as a result of lighting from the new apariments and landscape
g luminance report and external lighting plans have been submitted
plication, these describe the location and luminance level of exterior
to be included as part of the development. Luminance levels are appropriate
for a residential urban area. | am satisfied that there will be no disturbance to
adjacent residents from lighting at the proposed development. | address biodiversity

considerations in refation to lighting in section 12.9 below.

12.4.29. Noise
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12.4.30.1 note third party concerns regarding noise from the proposed occupation of the
development. This includes a concern around the change in the quiet character of the
area, as well as noise from plant in the proposed development. | address
construction impacts and related noise below. | have set out in my assessment above
(primarily relating to security) why | do not consider the increased footfali in the area
and associated change in character to be a negative consequence of the
development. | consider this to be the same in relation to the occupation of
proposed development and its balcony areas, which in my view should gblbe
expected fo reflect noise at a standard residential level and not unu fo rban

area.

12.4.31.In relation to noise from plant as part of the operation of the uildings, |

note comments and recommended conditions from the i thority in relation
to this. | am satisfied that the proposed plant (inclu h mps) are of a
standard form for a residential development th nb erated without adverse

impact upon either existing residents or futy of the development. | have
included a condition in my recommended \% giregarding the sarhe'.
12.4.32. Concern is also raised by third partiesNp relation to the increased noise and

disturbance that will result to exj residents adjacent to the proposed vehicular

access to the site. This is Ig e same location as the current vehicular

.

access to the site. Th e fle is over 5m in width and a laneway provides

further separation {0 t nt St Agnes Terrace properties. As a result, | do not
consider that e Roisg’or disturbance will result to those adjacent occupiers as a

proposed access.

ions have been received regarding the potential for noise, dust, traffic
and damage to the highway as a result of construction works on the site. A
inary Construction Environmental Management Plan has been submitted with
the application. Measures for the management of noise and suppression of dust are
described. Vehicle site access and traffic management is also addressed. A condition
is recommended to secure these arrangements and the submission of a final

construction management plan for approval. With the application of these mitigation
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measures, | have no concerns regarding construction impacts (or construction

transport impacts) resulting from the proposed development.

12.4.35. | note the concerns raised by operators of the community hall to the rear of the site,
in relation to potential for damage or land disturbance to that property during
construction of the proposed development. [ also note concern regarding the

potential for weakening boundary walls that might adversely impact existing resi
or traffic. The submitted Preliminary Construction and Environmental Mana
Plan states as part of its method statement for demolition of the buildin
dilapidation survey of the neighbouring properties will be carried oujgo
existing conditions. | am satisfied that measures to be incorpor
construction management will ensure appropriate arrangeme olition works

without undue damage to adjacent properties or boundari

12.4.36. Other Amenity Concerns

12.4.37. 1 address other concerns raised in third party tegreS@gtagfons on amenity here. In

apply in this regard. | have descri

upon overshadowing of surroymei
have upon the health ing OCcupiers, again, | have described impacts
according to planni rs above, and these are within an acceptable range in

my view.

12.4.38. Concern is Baised lation to the loss of views of the Dublin Mountains and | can

are not formally protecied views. | also note concern that the

impact these existing occupiersivisitors to the area. | address concerns regarding

overspill parking separately below in section 12.6 of this report.

12.5. Proposed Residential Standards
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12.5.1.

12.5.2.

12.5.3.

12.5.4.

12.6.5.

%)

I note third party concerns that there are insufficient amenities within the proposed
development for residents. In this section of my report, | address the range of

applicable standards guiding an appraisal of the quality of proposed accommodation.

Daylight, Sunlight and Overshadowing

| note that the criteria under section 3.2 of the Building Height Guidelines include.the
performance of the development in relation to daylight in accordance with B

criteria, with measures to be taken to reduce overshadowing in the dev enty
However, it should be noted that the standards described in the BREfgu@élitegare

discretionary and not mandatory policy/criteria.

A Daylight and Sunlight Report has been submitted with thefappl and

describes the performance of the development against BRE guideffnes in relation to

daylight and sunlight. The analysis is for selected rgom evelopment that are

11

considered to be the rooms representative of the ‘wolst ¢ scehario’ for access to

daylight, due to their orientation and the presggc

describe ADF targets of 2% for kitchens, %\-_
As kitchens in the proposed developfnent & a of living areas, a default ADF of

opstructions. BRE guidelines

liying rooms and 1% to bedrooms.

1.5% is referenced in the submj A accept this as being an acceptable

approach for this applicatiop-e rban location and in light of BRE

recommendations that kjtcRe p attached to well day-lit living areas. On this

basis, the analysis d (es that all selected units comply with BRE minimum
target daylight | iew, as the ‘worst case scenario’ rooms achieve target
ADF values i t ore be logically assumed that all rooms in the proposed
deveIopn@a leve satisfactory daylight levels.

In refat ight, the BRE guidelines refer to a test of Annual Probable Sunlight
Haur ) to windows. The submitted assessment does not provide analysis in

gérd; however | note that the Building Height Guidelines do not explicitly refer

Apdnlight in proposed accommodation. The Building Height Guidelines state in
criteria 3.2 that ‘The form, massing and height of proposed developments should be
carefully modulated so as to maximise access to natural daylight, ventilation and
views and minimise overshadowing and Joss of light'. Therefore, while daylight and
overshadowing are explicitly referenced, there is no specific reference to sunlight,

and reference is only to daylight, overshadowing or more generally ‘light’. | describe
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the predicted overshadowing of amenity areas within the proposed development
below, and | have set out my assessment of daylight impact above. While there is no
analysis provided in the submitted report with respect to potential sunlight levels to
proposed units (following the APSH methodology in the BRE guidelines); | note the
orientation of the site, with many units in the proposed development facing south east

or west and therefore potential for good sunlight exposure. | also note that therej

specific requirement in relation to sunlight levels to proposed residential
accommodation. As a result, | do not consider the omission of APSH da r
the proposed development to be significant.

12.5.6. In relation to overshadowing, the submitted assessment shows that ub¥t and
communal external amenity areas receive at least 2 hours of er more than
50% of the area on 213 March, complying with BRE targe Is.

12.5.7. Overall, | am satisfied that the proposed accommogatiog in development will

receive accepiable daylight and sunlight to units, a ises overshadowing of

communal external amenity areas.

12.5.8. Dual Aspect

12.5.9. The Apartment Guidelines state t |, accessible and some intermediate

locations, at least 33% of unitg sholld B dual aspect. These types of location are
defined in light of their pullic Wanspgrt accessibility and walking distance to

surrounding centres.

ve dgseribed in section 12.3 of my report why | consider the

subject site to be an ssible location. As a result, | consider that the application
site can acc ly cribed as a central / accessible location, as defined under

the guidelin@s. Theyefore, a minimum 33% for dual aspect units applies.

12.5.10. The ant has siated that the number of dual aspect units is approximately 58%,
s the policy requirement set out in the Apartment Guidelines. | have
the submitted plans and can confirm that the units making up the minimum
levePof dual aspect provision benefit from a true dual aspect. There are no single
aspect units facing due north. | therefore conclude that the proposed development is
acceptable in relation to aspect.

12.5.11. Private Amenity Space
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12.5.12. All units within the proposed development have access to private amenity space in
the form of a balcony or courtyard and all these amenity spaces meet minimum

space standards described in the apartment guidelines.

12.5.13. Communal and Public Open Space

12.5.14.The proposed development includes over 1,600sgm of communal amenity spac
including play space in the podium courtyard area, this exceeds the minimu
requirement for a scheme of this size. Public Open Space is also provid he
of Glebe House amounting to 920sqm, this is in addition to new plaz %ent
to the café and forming the new pedestrian / cycle link from SomefVill jveslo St
Agnes Road.

12.5.15. Mix

12.5.16. 1 note third party concerns regarding the mix of dwgllings\gfopbsed and the lack of
nforms with SPPR 1 of the

0. In my view, both the 2 and

family size units. The proposed mix is accepta
Apartment Guidelines: 1 bed 49%; 2 bed 4%*

3 bedroom units can accommodate familie velopment.

12.5.17.1 note inconsistencies between the ings and the schedule of accommodation

with respect to the unit mix. ThereNgre nces of incorrect labelling of some units

with respect to bedroom n @ the drawings, however the schedule and
description of develop { ppect with respect to these units. | also note that the 3
bedroom unit identjffe

he converted Glebe House is correctly detailed in

‘Apartment Typélo heet 02’ drawing number 402 rev.P01, although the third
bedroom i itte@gythe first floor layout plan for the proposed development as a
whole J h@e incgnsistences do not alter the policy compliance of the proposal or

ssessment of the application.

12.5.19. ndividual floor area for apartments meet the standards outlined in the
Apartment Guidelines and 50% are greater than 10% larger than minimum

standards, also complying with minimum standards in the guidelines.

12.5.20. Floor to Ceiling Height

12.5.21. The proposed development provides for a ground floor height of 3.14m and upper

fioors of approximately 2.55m, exceeding the minimum standards for ceiling heights
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of at least 2.7m at ground floor and 2.4m on upper floors as described in the
Apartment Guidelines.

12.5.22. Number of Apartments to a Core

12.5.23. The proposed development has a maximum of 8 apartments per core in accordance
with policy standards described in the Apartment Guidelines.

12.5.24. Privacy

12.5.25. In relation to the potential for overlooking and associated privacy impac

proposed development itself, | am content that sufficient separation j

between all proposed apartments in the development.

12.5.26. | note that the Planning Authority raise concerns regarding th aration between a

living room in Block B and bedroom in Block A {over 1% to . | have identified
the proposed units referenced by the Planning Auth andycan confirm a
separation distance of approximately 13.6m be thesk windows. In my view this
is an acceptable separation distance betwee @ units in the proposed
development. This degree of separation is refigclivegalthe typical across street
separation in many parts of Dublin, with'ouses on such existing streets often :

situated on the back edge of pavem efore, | do not consider there to be any

opportunity for adverse impag 3m separation detailed in the proposed
development for these pafficul@iyupifs and this separation distance is not unusual in

the city, in my view.

12.5.27.1 also note the in hority comments regarding the screening to a balcony of
a south facigg 1 bed in Block A at 4th floor level, which it is suggested should be

relocat edde of the balcony. | concur with the Planning Authority in relation

to th g, which is necessary to prevent overlooking of an east facing

e same block. | also note that this same east facing unit is erroneously
d as a three-bed unit in the drawings over all floors, while it actually has 2
bedfooms. The schedule of accommodation is however correct with respect to these

units and this inconsistency does not impact my assessment.

12.5.28. Residential Amenity Areas

12.5.29. A residential amenity room is provided to the ground floor of apartment Block A in
the proposed development and comprises approximately 80sgm of flexible space.
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The applicant describes the intention of Circle as the owner / operator of the proposed
development, to utilise the residential amenity space as a community based facility
that is accessible to both residents and the wider community alike under the
management of Circle. The access of this space by the wider community means that
it should not be considered to form a purely residential amenity in my view. However,

in my opinion, as there is no planning policy requirement for a residential amenj

space in this type of application, there is no reason to restrict access to resigént
I note that the Planning Authority request that this area should be alteregfto
accommodate a childcare facility. | address the potential need for a ca ity in

the proposed development in section 12.9 below.

12.6. Traffic and Transport
12.6.1. I note third party objections to the application related to i ongestion on the

surrounding road network, which could be exacertfated bjthe proposed

development.

12.6.2. A Traffic Impact Assessment, Road Safet pnd DMURS Compliance report has

been submitted with the application eS the potential impact of the

proposed development during o
limited. [t is noted that the syk

upon the local road network to be very

pitteN, Traffic Impact Assessment does not take into

account census data whjc esult in a higher estimated trip generation from the
proposed developm % at the predicted impact upon the local road network
Is very limited, | a at even with a higher trip generation, the road network

surrounding ite operate within capacity following operation of the
proposedfevel nt.

12.6.3. Vehi C

12.6.4 ed vehicular entrance for the site is from St Agnes Road and located at
isting vehicular access point for Glebe House. This entrance is approximately
in width and is proposed to be bookended by two new cut stone columns at 2m
in height, to replace the existing brick columns. The Transport Planning Department
at Dublin City Council (hereafter referred to as the Transport Division) have
highlighted concerns regarding the visibility and operation of this entrance. | also

note third party concerns that the submitted report with the application contains an
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erroneous speed limit for the area that would have consequential impact on sight
lines at the vehicle access.

12.6.5. The submitted Road Safety Audit with the application identifies the entrance as
currently designed to lack adequate inter-visibility between a driver exiting the site
and pedestrians or cars on St Agnes Road. The Audit recommends that adequate

design of the vehicular entrance and / or removal or relocation

bays proximate fo the enirance. | have considered the matter$y in the Road
Safety Audit and the Transport Division / third party conc O [, t consider it

appropriate to secure further details, which may incl

amgéndments, of the

vehicular entrance design. This may or may not #figlude trther alteration to boundary

treatment, removal or relocation of go-car / nclusion of vehicular gate

1

and junction control. | am satisfied that sub hese further details will ensure

appropriate visibility splays and oper of the vehicular entrance proposed.

12.6.6. A secondary point of entry for sg vehicles attending the switch rooms and sub

station for the proposed devs e indicated off Somerville Drive. Removable
stainless steel socket b and-€ security gate are shown to restrict and control
entrance at this poinft. 50e. résifient car parking bays are also shown adjacent to
Somerville Drive®ithip thg'red line site boundary for the site. The Transport Division
have requegfedtha ised details of vehicle dishing should be submitted to limit the

potentighriskof vefiicles mounting the footpath. Conditions are also requested

ept path analysis and details of areas to be taken in charge. | have

ditions in my recommended order below regarding the same, should the
% ecide to grant permission for the development.

126.7. In

Ote concerns from third parties that vehicles will access the new link through the
site from Somerville Drive to St Aghes Road. This is a pedestrian and cycle link only,

with measures incorporated into the landscape design to prevent vehicular access.

12.6.8. Car Parking
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12.6.9. Third parties have raised objections to the level of car parking proposed and related
consequential on-street parking that could occur on roads adjacent to the site. The
Transport Division also highlight concern regarding car parking and the Planning
Authority have concluded that there is a high risk of overspill parking from the
proposed development onto surrounding roads that do not have any controls or
restrictions around on-street parking. | note that the Transport Division describ
location of the site as inner suburban where high car ownership is indicateg ‘n
census data at around 70%. However, the Planning Authority does notsec e

that the application be refused on this basis and although highlighti is ern, a

recommendation to grant planning permission is concluded in t
Report. | also note that third parties are concerned with the flat ort the car
parking proposals, including issues around the charactggstics of site and that car
parking associated with the adjacent community usg to as not been

considered in the submitted application reports

12.6.10. The proposed development has a car par i0 .36 for the proposed
residential units on the site. Spaces are pr eath a podium courtyard in
apartment Block B, with 5 additiona ces located adjacent to the street on

Somerville Drive. 3no. accessibl d disabled car parking bays are also

included, and this conforms # quiped levels. Car parking management for the

proposed development yl| griaken by Circle Voluntary Housing Association,

as the owner of the 0S evelopment. Parking management measures are
described in thegp tioh and include the allocation of spaces and display of
signage to ge8igt CQuird! of use. Circle Voluntary Housing Association have confirmed

that the pr@pose r parking quantum is sufficient for the future occupiers of the

d this is based upon their experience managing or owning 5 existing

high frequency bus services located a short walk from the site on St Marys Road. A
Quality Bus Corridor is also situated approximately 8mins walk from the site on
Crumlin Road. The future Bus Connects scheme is also proximate to the site, and
while | note third party concerns in relation to this, | can confirm that it will not reduce

the accessibility of the site by public transport.
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12.6.11.1 note that the census data for the area suggests a higher ratio of private car
ownership in the area, than reflected in the proposed car parking provision for the
development. However, 1 consider that the operation of the development for a
particular tenure of housing is a material consideration in the assessment of this
matter. In my view, the census data for the general population of the area or the
locality will not necessarily reflect the level of car ownership exhibited by occupi

the proposed housing units under the management of a housing associatio

site. | am satisfied with the data submitted to support the ggsess of car parking
provision in the development. Furthermore, | note that{cen a relates fo car
ownership among those primarily living in traditigg@l houszjngtormats, and does not

reflect the future aspirations or trend for car d usage. Current trends are

pdal shift in appropriate

e car Ownership, and upon more sustainable

transport modes. Continuing to r . t CSO data for future car parking

provision would not support tj o ift. Given the characteristics of the site as |
have already described, with % cess to public transport, and in light of the cycle
storage provision inc

m content that this application can support lower levels

of car parking th in CSO data.

12.6.12.1 do not agr ith

generate a Qigh ris

lanning Authority that the proposed development is likely to
f overspill parking onto surrounding streets. The Apartment

that in central and / or accessible locations (such as the subject siie
default policy for car parking is to be minimised, substantially reduced

y eliminated in certain circumstances. This Section 28 Guidance takes
pre@€dence over the Development Plan Standards for Car Parking and aims {o
encourage the reliance of future occupiers upon more sustainable travel modes
compared to the private car. | have outlined in section 12.3 of this report the good
accessibility of the site to both public transport and a significant employment centre at
Crumlin Children’s Hospital, which will disincentivise reliance on car transportation. In

addition, | note the provision for cycle parking and a mobility management travel plan
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as part of the development, which will further encourage alternatives to private car
ownership. In light of the site specific and tenure specific considerations for this
application, | am content with the quantum of car parking provision provided for the

residential units proposed.

12.6.13. Visitor parking bays and go-car parking is also accounted for in the proposed
landscape design. The provision of a car club scheme will be beneficial and

contribute to discouraging private car ownership associated with the deve

acknowledge that alterations required to improve visibility and operati
vehicular entrance may result in the reduction in visitor or go-parking

development. | consider theses arrangements to be acceptab

12.6.14. There are 4no. spaces noted to be e-charging bays for electi@ehigles on the

ground floor plan submitted. A minimum of 10% is requi ave included a

recommended condition in my draft order below, all shace$ should also be future

view.

12.6.15. | note third party concerns that

tdverspill parking onto surrounding streets. As a result, |
e any significant harm in relation to the usability of

as a consequence of the proposed development.

proposed cycle parking provision can be accommodated within the storage area
identified in the plans. The Transport Division also suggest that the quantum of visitor
cycle spaces be reduced to accommodate non-standard cycle parking for both

residents and visitors, it is also noted that no staff cycle parking is shown.

ABP-309317-21 Inspector's Report Page 73 of 122



12.6.18. The proposed cycle parking provision exceeds Development Plan Standards,
however | note that the submitted Traffic Impact Assessment suggests that the
provision exceeds Apartment Guidelines recommendations — which it does not.
However, the provision of 1.8 cycle spaces per a residential unit (including visitor
spaces), is an acceptable quantum of cycle storage for this development in my view
and is appropriate given the level of car parking proposed. Details are not provi
the type of cycle storage to be incorporated, which is contributing to the quegigs
raised by the Transport Division conceming the adequacy of storage spaégt

accommodate these spaces. However, from the submitted drawings
likely that stacked cycle storage is proposed, as this appears to
in the drawings. Conditions can secure further detai! of this a
provision detailed in the application documents. | do not idesj
reduce the quantum of visitor spaces to facilitate nongtan e types which by
definition are less likely to be owned by residentggand ad\Sh€ffield type stands are
provided in the proposed landscape of the si icgui accommodate a range of

cycle types.

12.6.19. Pedestrian and Cvcle Routes througtf Site

12.6.20. A new pedestrian and cycle link omerville Drive to St Agnes Road is

incorporated into the propose ent and will enhance connections through
the area to the benefit o h Shising and future occupiers in the area. [ note that the
Transport Division sfig tha¥landscaping along the route may result in pinch
points and | haveéQgcorgorgted a condition in my draft recommended Order to request
final details la ape finish of the route. This is adequate in my view to

ensure gn, ageeptaple design should the Board be minded to grant planning

fag the proposal. Overall the design of the proposal provides for safe and
vements for both pedestrian and cyclists. | have addressed third party
s regarding the operation of this route separately in section 12.4 above.

12.6.21.1 also note third party concerns that the new link will encourage on street parking on
Somerville Drive by visitors to the village shops and services. There are a number of
parking spaces currently located in the village that serve visitors by car. | am satisfied
that the provision of this link will be beneficial to the area and will not generate
significant on-street parking in the area.
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12.6.22. Servicing

12.6.23.1 note third party concerns regarding service vehicles accessing the site from
Somerville Drive and potentially using the pedestrian link to St Agnes Road. As
detailed above, the landscape treatment of this pedestrian / cycle link will prevent
vehicular access. Servicing for the site will be limited {o refuse collections and

occasional deliveries to the café use.

12.6.24. An Operational Waste Management Plan has been submitted with the

Plan states that this is a shared waste storage area for resid the non-
residential use on the site will be required to facilitate refuse ag® separately within
the unit itself. | consider the proposed arrangements for f refuse to he

acceptable.

12.6.25. The submitted Plan also describes waste ¢ ti8@ arpfingements which will require
a managed arrangement. All storage of bi ppsed to be undertaken within the
boundary of the site on collection daygs. A c n can secure final details of the

arrangements for waste collecti

12.6.26. Public Transport
12.6.27. 1 note third party conc g the capacity and adequacy of the surrounding

public transport nel

0 e the proposed development. The proposed

development ig@cceSsiblg to a range of bus stops. No concerns have been raised by

the Planni %or TFI, and no response has been received from the NTA,

regarding @apacify of the public transport network to support the future population of

th opment. Overall, | am content that the proposed development is acceptable
a o public transport.

12.7. rial Contravention

12.7.1. The applicant has submitted a Statement of Material Contravention with the
application. The public notices make reference to a statement being submitted
indicating why permission should be granted having regard to the provisions
$.37(2)(b). There is one issue raised in the applicant’'s Material Contravention

statement, it relates to building height.

ABP-309317-21 Inspector’'s Report Page 75 of 122



12.7.2.

12.7.3.

12.7.4.

| have considered the issue raised in the applicants submitted statement and advise
the Board to invoke the provisions of s.37(2)(b) of the 2000 Act (as amended).

| draw the Boards attention to the height of the proposed development which
exceeds the DCP height strategy for this area of 16m for residential development,
while the proposed development has a maximum height of approximately 20m (6
storeys).

| have considered the Statement of Material Contravention submitted with

contribution to public spaces, compliance with floo nagement guidelines and
improvement of legibility. In addition, | have @ ard to the quantitative

performance of the proposed development a8 . daylight, sunlight and

s providéd a complete appraisal of

above, including relafed agseS$fnents in section 12.4, 12.5 and 12.9 of this report.
Specific assess ts Iso been provided to assist my evaluation of the
proposal, spégcifitall ndscape and visual impact assessment, architectural

heritage t asgessment, design report, material / finishes report and micro-

clim

o 3#(2)(a) of the Planning and Development Act 2000 (as amended), states
2 Board may decide to grant a permission even if the proposed development
contravenes materially the development plan. Section 37(2)(b) (i)-(iv) lists the
circumstances when the Board may grant permission in accordance with section
37(2)a).

12.7.6. Under section 37(2)(b) (i) the proposed development is considered to be of strategic

and national importance having regard to the definition of ‘strategic housing
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12.7.7.

12.7.8.

12.7.9.

12.8.

development’ pursuant to section 3 of the Planning and Development (Housing) and
Residential Tenancies Act 2016 (as amended) and its potential to contribute to the
achievement of the Government's policy to increase delivery of housing from its
current under supply set out in Rebuilding lreland — Action Plan for Housing an

Homelessness issued in July 2016.

should be granted having regard to guidelines under section
specifically SPPR 3 of the Building Height Guidelines which

development complies with the Development Manage ri in section 3.2, it

may be approved, even where specific objectives e r€levant development plan

or local area plan may indicate otherwise and A&§ional folicy in Project Ireland 2040

National Planning Framework (in particulay’ob/&Ri 3 and 35). An assessment of
the proposed development was carried ou@io @€iRghine that the proposed ’
development conforms with the develapment management criteria in section 3.2 of

those guidelines. | refer the Boar n 12.3 and other related sections of this
report (12.4, 12.5 and 12.9

dd¥€ss these criteria in detail.

Following reflection gf am satisfied that a grant of permission, that may

be considered to fiat y

( ntravene the Dublin City Development Plan is justified
in this instan avg ip€orporated specific reasoning and justification having regard

to s.37(2)fb) of the 0 Act (as amended) into the Conclusion and Recommended

Orde Bogrd’s consideration at the end of this report.

I no ig party representation that the proposed development contravenes

opMment Plan policies relating to protected structures and that the material

¢ *1' avention statement does not address this. | have provided a comprehensive

assessment of the impact of the proposed development upon the Protected
Structure on the site in sections 12.2 and 12.3 of this report. | do not consider there
to be a material contravention of the Development Plan in this regard, and therefore |

consider the submitted statement acceptable in addressing the matter of height only.

Screening for Environmental Impact and Appropriate Assessment
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12.8.1.

12.8.2.

12.8.3.

Environmental Impact Assessment

I note third party comments regarding the lack of a thorough environmental impact
assessment of the application. The application is accompanied by an EIA Screening
report which has regard to Schedule 7A of the regulations. | have completed a
screening assessment as set out in Appendix A and recommend to the Board that
the proposed development would not be likely to have significant effects on th

environment and that the preparation and submission of an environmental j C
assessment report would not therefore be required. The conclusi S

on of
assessment is as follows:
Having regard to: -

(a) the nature and scale of the proposed development, which is Relo# the threshold
in respect of Class 10(iv) of Part 2 of Schedule 5 of the PI nd Development
Regulations 2001, as amended.

(b) the location of the site on lands zoned Z: otest provide and improve
residential amenities’ where residential is a ible uses and restaurant is open

for consideration in this land use zoni Thé proposed café (restaurant) use is

permissible in the land use zoningd.

W

atérand wastewater services to serve the proposed

(d) The availability of ngai
development. %
(e) the locati x lopment outside of any sensitive location specified in

article 299(&)(1

(c) The existing use on the s pattern of development in surrounding area.

f
Y(v} of'the Planning and Development Regulations 2001 (as

ce set out in the “Environmental Impact Assessment (EIA) Guidance
Bsent Authorities regarding Sub-threshold Development”, issued by the
{rtment of the Environment, Heritage and Local Government (2003).

(f) The criteria set out in Schedule 7 of the Planning and Development Regulations
2001 (as amended); and

(g) The features and measures proposed by the applicant envisaged to avoid or
prevent what might otherwise be significant effects on the environment, including

measures identified in the Preliminary Construction and Environmental Management
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Plan, The Operational Waste Management Plan, the Traffic Impact Assessment
Report and the Flood Risk Assessment.

12.8.4. Itis considered that the proposed development would not be likely to have significant
effects on the environment and that the preparation and submission of an

environmental impact assessment report would not therefore be required.

12.8.5. Appropriate Assessment

12.8.6. An Appropriate Assessment Screening Report (dated September 2020
submitted with the application. | have had regard to the contents of
concludes that the possibility of any significant effects on any E jpes arising
from the proposed development are not likely to arise, whe @ onsigred on its

own or in combination with the effects of other plans or, rojec
12.8.7. The Project and Ifs Characteristics:
12.8.8. See the detailed description of the proposed d pmgnt in section 3.0 above.

N3

12.8.10. The development site is not within gdirect/y*s flacent to any Natura 2000 site. This

12.8.9. The European Sites Likely to be Affected Screening:

site lies within an urban area a and uses in the vicinity predominantly
comprise residential and copfiTe ng with transport arteries and a community
use to the rear of the sitg. % e no watercourses in the immediate vicinity of the

site with natural draj

thways ultimately leading to the River Liffey in Dublin
City Centre.

12.8.11.1 have ha submitted Appropriate Assessment (AA) Screening Report,

ever surface water and wastewater pathways ultimately lead to
nd water supply for the development will originate from a reservoir. The
therefore identifies the following Natura 2000 sites as being located sufficiently

Imate or linked to the site to require consideration of potential effects.

North Dublin Bay cSAC (0206);

South Dublin Bay ¢SAC (0210);

South Dublin Bay and River Tolka Estuary SPA (4024);

North Bull Island SPA (4006);
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« Poulaphouca Reservoir.

12.8.12. The specific qualifying interests of the above sites are described below. In carrying
out my assessment [ have had regard to the nature and scale of the project, the
distance from the site to Natura 2000 sites, and any potential pathways which may

exist from the development site to a Natura 2000 site, aided in part by the EPA

Appropriate Assessment Tool (www.epa.ie).

Table 12.8.1 Natura 2000 Sites Qualifying Interests

Site (site code)

Distance

Qualifying Interests/Speci

(0206)

&

from site | Conservation Interes Al
(approx.) | NPWS)
North Dublin Bay cSAC 4.5km Mudflais and s ts Wpcovered by

seawater w tige (1140)

Annua tatign of drift lines (1210)

Sd other annuals colonizing
mud*e sand (1320)

antic salt meadows (1410)
Mediterranean salt meadows (1410)
Embryonic shifting dunes (2110)

Shifting dunes along the shoreline with
Ammophila Arenaria (white dunes) (2120)

Fixed coastal dunes with herbaceous

vegetation (grey dunes) (2130)
Humid dune slacks (2190)

Petalophyllum ralfsii (Petalwort) (1395)

North Bull Island SPA
(4006)

4.5km

Light-bellied Brent Goose (Branta bernicla
hrota)

Shelduck (Tadorna tadorna)

Teal (Anas crecca)
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5

Pintail (Anas acuta)

Shoveler (Anas clypeata)

Oystercatcher (Haematopus ostralegus)
Golden Plover (Pluvialis apricaria)

Grey Plover (Pluvialis squatarola)

Knot (Calidris canutus)

Sanderling (Calidris alba)

Bar-tailed Go ipOsa lapponica)

Curleyf (Nurdenip€ arquata)

n Inga tetanus)
(Arenafia. interpres)

Black-headed Gull (Larus ridibundus)

Wetlands and Waterbirds

South Dublin Bay ¢S
(0210)

&

Mudflats and sandflats not covered by

seawater at low tide (1140)
Annual vegetation of drift lines (1210)

Salicornia and other annuals colonising
mud and sand (1310)

Embryonic shifting dunes (2110)

Fstuary SPA (4024)

g h Dublin Bay / Tolka

4. 5km

Light-bellied Brent Goose (Branta bernicla
hrota)

Oystercatcher (Haematopus ostralegus)
Ringed Plover (Charadrius hiaticula)

Grey Plover (Pluvialis squatarola)
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Knot (Calidris canutus)

Sanderling (Calidris alba)

Dunlin (Calidris alpine)

Black-tailed Godwit {Limosa limosa)
Redshank (Tringa tetanus)
Black-headed Gull (Larus ridibu

Roseate Tern (Sterna doug

Common Tern (Sterna
Arctic Tern (Sterna

Wetland and, W

12.8.13. Table 12.8.1 above reflects the EPA and Na nd Wildlife Service
(NPWS) list of qualifying interests for each S % A Brea. '

12.8.14. Potential Effects on Designatéd Sites:

12.8.15. Whether any of these SACs gpé ig likely to be significantly affected must be
measured against their ‘co bbjectives’.

12.8.16. Specific conservatio jeCliges have been set for mudflats in the South Dublin Bay
SAC (NPWS, 201 0 ublin Bay SAC (NPWS, 2013). The objectives relate

extent, community structure and community distribution

12.8.17. For utp Dublin Bay & Tolka Estuary SPA and the North Bull Island SPA

& b) the conservations objectives for each bird species relates to

ng a population trend that is stable or increasing and maintaining the current
tion in time and space.

12.8.18. Generic conservation objectives have been published by the NPWS for the
Poulaphouca Reservoir and comprise the maintenance or restoration of the favourable
conservation condition of the Annexed species for which the SPA has been selected.

12.8.19. The site is approximately 7km from the boundary of the closest Natura 2000 areas
within Dublin Bay. In reality however, this distance is likely to be greater when
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following the hydrological pathway through the drainage network. There is no direct
pathway to Dublin Bay / Tolka Estuary from the site, however indirect connection may
exist via wastewater and surface water run-off. | note third party comments in relation
to potential impact upon water quality due to lack of infiltration drainage systems.
Because of the distance separating the site and the SPAs/SACs noted above,
including the distance to hydrological pathways (rivers / canal), there is no path

loss or disturbance of important habitats or important species associated wi

features of interest of the SPAs or qualifying interests of the SACs.

12.8.20. During the construction phase of the development, the main poteptia acprelates
to the escape of sediment and pollution. A Preliminary Construgiion'@fd
Environmental Management Plan has been submitted with th n and
describes the incorporation of best practise measures d on the site. This
includes standard operational procedures to control poSibifity of potential
pollutants exiting the site during construction. T me es are not designed or
intended specifically to mitigate any putativg/pot@ti ect on a Natura 2000 site.
They constitute the standard approach for o% bid erks in an urban area. Their
implementation would be necessary housing development on any site in order to
protect the surrounding environs of proximity or connections to any Natura
2000 site or any intention to §f Gha Watura 2000 site. It would be expecied that any
competent developer woufld hem for works on a site whether or not they were
explicitly required b %r conditions of a planning permission.

12.8.21. During the op i%se of the development, the main potential impacts relate
to surface ywaterrun®@f and foul water drainage. In relation to surface water,

attenuai d SYDS are incorporated into the scheme to ensure no negative impact

r quantity of run off to the surface water drainage network. These
have not been introduced to avoid or reduce an effect on any Natura 2000
ote comments by DCC Parks, Biodiversity and Landscape Division with respect
to potential impact upon Dublin Bay. In terms of pollution arising from wastewater
discharge, it is detailed that additional loading to the Ringsend Wastewater Treatment
Plant arising from the development is not considered to be significant having regard to
the fact that there is no evidence that pollution through nutrient input is affecting the
conservation objectives of Natura 2000 sites in Dublin Bay and furthermore, that the

upgrading works at the plant will address future capacity.
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12.8.22. There is no evidence that abstraction is resulting in negative ecological effects to the
Poulaphouca Reservoir SPA and there are no effects which can occur due to
abstraction of freshwater.

12.8.23. In Combination or Cumulative Effects:

12.8.24. This project is taking place within the context of greater levels of built developme
and associated increases in residential density in the Dublin area. This can act i
cumulative manner through increased volumes to the Ringsend WWTP. T
expansion of the city is catered for through land use planning by the vagfus Bignnifig
authorities in the Dublin area, and in this area, by the Dublin City C
Plan 2016-2022. This has been subject to AA by the planning it

concluded that its implementation would not result in significant@@Verse effects to the

integrity of any Natura 2000 areas.
12.8.25. AA Screening Conclusion:

12.8.26. In conclusion, therefore; having regard to thg e scale of the proposed

development on serviced lands, the nature o Bi¥ing environment which

@,

comprises a built-up urban area, the di€fgnces to the nearest European siteé, itis

reasonable to conclude that the pr elopment, individually or in combination
with other plans or projecis w b&yikely to have a significant effect on any
European sites, in view of e@nsewation Objectives, and a Stage 2
Appropriate Assessm Mmission of a NiS) is not therefore required.

12.8.27. In reaching this&:on took no account of mitigation measures intended to
P

avoid or redu ially harmful effects of the project on any European Sites.

12.9. Other

closest to St Agnes Road. The trees have been assessed to of moderate or low
quality, with 4no. category B frees and 1no. category C tree. | note that the submitted
report contains erroneous numbers for these categorisations in table 1, however the
submitted tree survey plans clearly identify the individual categorisation of trees on

the site. It is proposed to remove the category C tree fronting onto St Agnes Road
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due to its poor condition with limited long-term potential due to poor management and
decay. It is also proposed to remove a category B tree to the western boundary which
has been assessed to be growing too close to the boundary wall and would cause
damage as a result in the long-term. The remaining 3no. category B trees are
identified for retention with measures described for the protection and maintenance of
the trees. A Tree Protection Strategy and Arboricultrual Method Statement hay,
submitted alongside a tree protection plan to describe measures to protectdre

during construction. These measures can be secured by conditions sh e d

be minded to grant permission for the development, and | have incl jfons

related to this in my draft recommended order below.

12.9.3. A bat assessment report has been submitted with the appli i€ describes the

results of surveys undertaken on the site that recorded bat species
feeding and commuting across the area. The repofpake€ a Aumber of
recommendations, including that semi-mature s andshrubs be incorporated to

provide adequate replacement habitat, meg t incorporated during

construction, recommendations for lighting adption of bat boxes and
precautions to be taken during tree fascia removal. | note that the landscaping
proposals incorporate semi-ma nting at the front and rear of the site. In

terms of total avoidance of

%t to bats, | am satisfied that this is not
A appropriate density of housing on these serviced and

achievable whilst provi

zoned lands. Any na ustainable density on site would result in some

c
disturbance, thgf th&development of zoned urban lands in lieu of urban sprawl into
greenfield i esser impact and appropriate, and as mitigation is proposed I

am satisfigd that ¥here is no undue adverse impact on bats. The incorporation of

ons can appropriately secure the recommended mitigation measures

ning permission | have incorporated conditions regarding the same, in my draft
recommended order below.

12.9.4. Social and Community Infrastructure

12.9.5. | note third party concerns regarding a lack of existing social infrastructure in the area

to support the proposed development. Iincluding a lack of community facilities,
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healthcare provision, school places and public services. Responses also object on the

basis of the lack of childcare provision, which | address separately below.

12.9.6. A Social and Community Audit has been submitted with the application and describes
existing facilities / amenities in the area. Health facilities, education, childcare, open

spaces / sports & recreation and other relevant community and cultural facilities are all

that the submitted audit identifies a range and adequate number

amenities in the area, including primary and secondary school

benefit of both future occupiers and the wider co
12.9.7. Childcare

12.9.8. Third party responses have raised condern re g the lack of childcare provision

as part of the proposed developm Iann'ing Authority have also stated that
they consider that a childcare jer®il

Id be provided in the proposed

development. The Planning A recommends a condition requiring the

conversion of the prop chtial amenity space on the ground floor of

proposed apartme WTto a childcare facility.
i

12.9.9. The Guidelin r @Rild®are Facilities requires the provision of childcare facilities for
new housin@for 75%fmore dwellings unless there is justification to exclude such
include the existing provision of childcare facilities in the area

usion of 1 bedroom units that are unlikely to generate any associated

e

12.9.10. A QFeche Demand and Needs Assessment has been submitted with the application.
This describes that the proposed development generates a requirement for 20
childcare spaces in accordance with The Guidelines for Planning Authorities on
Childcare Facilities. It is suggested in the repori that a childcare facility for 20 spaces
would not be commercially viable and that as only the minimum threshold is triggered

by the proposed development, it was determined to incorporate a residential amenity
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fiexible space in lieu of a childcare facility. The report describes the existing childcare
provision in the area around the site within a 1.5km radius. This amounts {o 19
creche/childcare facilities with a total capacity of 775n0. places. While there is no
indication of the available space in these facilities at this time, | accept that such a
survey is of limited use when considering the future requirements generated by the

proposed development, which would be some years into the future.

12.9.11. Having reviewed the childcare facilities identified in the area, | note that 7 #&th

facilities are sized for between 15 and 24 children. | take this as indic

facility to serve 20 children as part of the proposed development sho
considered an unviable proposition on face value. No evidencgha ubmitted
to support this suggestion by the applicant and therefore | d% with this
assumption. | also note the planning precedent scheme er d in the applicant’s
report, two of which did not trigger the need for a cwy under the criteria in
the guidelines (with less than 20 spaces requir The%hifd was located in

Donnybrook and was judged on its own m asis of evidence submitted, to
not require a childcare facility. :

12.9.12.1 note that appendix 13 of the Dublin

states that: "For new residentia

.'Council Development Plan 2016-2022
mes, one childcare facility will be required
unless there are significant 5 (0 the contrary. A benchmark provision of one
childcare facility per s f wellings is recommended (and a pro-rata increase
for developments j ess O seventy-five houses). Regard shall be given fo the

exisfing geogr. ica bution of childcare facilities and the emerging
demograpific profi areas.”

12.9.13. In rejdtien childcare facilities identified in the area surrounding the site, this
do upt to a significant provision and would likely support the childcare demand

Qial®d with the proposed development. Demographic data for the area is also

ded in the report. Notwithstanding the lack of a survey of capacity levels within
the facilities, it is clear that significant childcare provision exists in close proximity to
the site. Furthermore, | note the lefter from Circle Voluntary Housing Association
appended to the report, which is a material consideration in my view. This describes
the intention of Circle as the owner / operator of the proposed development, to utilise
the residential amenity space as a community based facility for mother and toddler

groups, coffee mornings, homework club, residents activities and workshops, along

ABP-309317-21 Inspector’s Report Page 87 of 122



with residents / community meetings. It is intended that the facility be accessible to
both residents and the wider community alike under the management of Circle. It is
highlighted that Circle operate similar facilities at Sean Tracy House and Peader
Kearney House in Dublin City. In my view, the provision of such a facility would be of
significant benefit to residents in the proposed development. While the facility would
also be open to the wider community, this would not decrease its value to future

occupiers of the proposed development in my view, with open access to the

reason’ as described in appendix 13 of the Development Rian,

childcare facilities identified in the area and the specific intention use of
the resident amenity space on the site, | am satisfied that this @m ‘significant
t it the proposed

development without a childcare facility.

12.9.14. Overall, | consider the proposed development t ert eed for a childcare
facility, in‘accordance with the criteria descri e Guidelines for Planning
Authorities on Childcare Facilities (2001). H ed'upon the evidence
submitted'_(as described above) and iff ight of the intention to use the residential

amenity space for valuable com d and support activities, | consider the
omission of a childcare facilit@or osed development to be acceptable in this

instance.

12.9.15.1 note that a third pafty rggreSgfitation suggests that the lack of childcare provision
on the site is di ingtorytowards women. However, as outiined above, | consider
that sufficienfeviden as been submitted with the application to support the lack of
provisio | do ot consider that significant harm will result to any specific sectors

of th ity. | also suggest that a condition can be used to secure further detail

p&ggfion and management of the resident’s amenity / community facility

and | have included a condition requiring the same in my draft recommended
Ordér below.

12.9.16. Flood Risk / Surface Water Run-Off / drainage

12.9.17. Third parties have raised concerns regarding existing flooding in the area. | note that

criteria under section 3.2 of the Building Height Guidelines includes that proposals
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are to be in line with the requirements of “The Planning System and Flood Risk
Management — Guidelines for Planning Authorities” (2009) (the ‘Guidelines’).

12.9.18. A Water Services report and Flood Risk Assessment has been submitted with the
application. | note that the Planning Authority Drainage Division has not raised any
concerns regarding the submitted details and suggests a number of conditions
related to SUDs, drainage, attenuation and flood risk. The subject site is loca

Flood Zone C and therefore has a low probability of flooding. A possible f ri

from Pluvial Sources is noted and mitigation has been incorporated i f
the proposed development in the form of permeable paving. The s
drainage design includes for a 30% climate change allowanc t increase
surface water run-off when compared to the existing site. | that the
proposals are in line with the requirements of the flood a ment guidelines
and that the future occupiers of the scheme will n at¥isk from flooding, and the

proposal will not increase the risk of flooding e herey | have incorporated

conditions to secure appropriate mitigatio i flood risk and drainage in my
recommended draft Order below. o

12.9.19.1 note third party representations_jn re

ion to water and drainage services in the
area and concern regarding the a

place on these. lrish Water %
satisfied that with the i Oratie
acceptable in relatjon ra
12.9.20. Energy S
nt is submitted with the application. This describes the

12.9.21.An Ener@
inc ati ow and zero carbon energy sources for the development. Solar

tajes are included along with green roofs on selected roof areas in the

itional strain the proposed development wouid
ynfirmed feasibility for the development. | am
of conditions, the proposed development is

ge and water infrastructure.

sed development.

operty Values

12.9.23. | note submission of third party representations relating to the impact of the proposed
development upon property values in the area. | am not aware of any evidence to
support the assertion that the proposed development would negatively impact property

values in the area, and nothing has been submitted to demonstrate that this would be

the case.
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12.9.24. | also note third party objections requesting financial compensation and suggesting
that loss of earnings would result due to the inability to work from home as a result of
the proposed development and associated works to construct the development. These

would be private matters, not addressed in planning legislation or policy.

12.9.25. PartV and Tenure

12.9.26. The applicant has submitted Pari V proposals as part of the application docu

15 no. apartments are identified in compliance with Part V of the Planning
Development Act 2000 (as amended). The Planning Authority Housing
have confirmed that Doyle Kent Planning Partnership Ltd. on behal
Developments Lid. has engaged with the department and are a

obligations pertaining to this site if permission is granted. The P uflits are located

across both the proposed apartment blocks.

12.9.27. | note third party representations regarding the prgposet\lerite of the scheme. The

proposed tenure will support the provision of 3 sing types in the area

under the management of Circle Voluntary H sociation. There is no

obligation under planning policies to pridritise [08@Ppeople for this accommodation

and occupation will be managed by ing association.

12.9.28. Concerns are raised regarding th&@xisting quantum of social housing in the area
and the segregation of te reo different apartment blocks in the proposed
development. Howevestihyhot&that the Planning Authority have not highlighted any
concerns with the jen pibposed and that the arrangement of the tenures in the

two blocks wi

also suggesfithat ajarfment developments are associated with illegal or anti-social

going management requirements. Third party comments

rin my view there is no evidence to support this proposition.

ird party concerns regarding proper fire safety risk management. | can
conffrm that fisk risk management is considered as part of Building Regulations that
will be applicable to the proposed development. Compliance with fire safety
requirements is a separate, parallel, regulatory requirement.
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13.0 Conclusion

13.1.

13.2.

13.3.

13.

14.0

The proposed residential development with café and flexible residential amenity
space is acceptable in principle at this site with regard to the relevant zoning Z1 ‘To

protect, provide and improve residential amenities’.

The proposed development with a maximum 6 storey height and including the
refurbishment of the former Glebe House Protected Structure, will in my vi

sensitive to, and protect the special interest of, both the Crumlin Villag agd

Protected Structures located on and in proximity to the site. The pr
development brings back into viable residential use a building
and importance in the ACA. | consider that the two 3 storeypayil dings

proposed either side of Glebe House are designed to nc isual significance

of the Protected Structure. The proposed apartmenifbuil the rear of the

rise residential estates to the rear and the
development wili enhance and bring back e @ site that in its current condition,
detracts from the special character #the ACRTh my view. New pedestrian / cycle

links through the site and publi ce on the site, will benefit both existing and

future occupiers of the ares
| am also satisfied thatdfie ment would not have any unacceptable adverse

impacts on the a

surrounding area. The future occupiers of the
scheme will al m an acceptable standard of internal amenity. The overall
provision and cycle parking is considered acceptable. | am satisfied

the futurefgccupiprs of the scheme will not be at an unacceptable risk from flooding,

angthe pr al will not increase the risk of flooding elsewhere.

ard to the above assessment, | recommend that section 9{4)(a) of the Act
6 be applied and that permission be GRANTED for the proposed
velopment, subject to conditions, for the reasons and considerations set out

below.

Recommendation

Planning and development Acts 2000 to 2019
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14.1.

Planning Authority: Dublin City Council

Application for permission under section 4 of the Planning and Development
(Housing) and Residential Tenancies Act 20186, in accordance with plans and
particulars, lodged with An Bord Pleanala on the 29'" Day of January 2021 by
Seabren Developments Ltd and Circle VHA CLG care of Doyle Kent Planning
Partnership Ltd, 71 Carysfort Avenue, Blackrock, Co. Dublin.

Proposed Development

14.2. The proposed development will consist of:

e 152 no. residential apartments comprising 75n0. one be

and 4no. three bed units, with an overall gross floor ar 144sqm;

¢ Two apariment buildings are proposed ranging. in

and linked by a pedestrian walkway at first floorNeveRcomprising:

o Block A is 5-6 storeys and consjsig.o riments and includes

36n0o. one beds and 45n0. twc @. itg with provision of ESB
substation/switch room/pdetering of 88sgm;

o Block B is 4-5 stor

one beds, 25 ng” tW&be nd 3no. three bed units, together with
81sgm of rggid&@tial ginenity space at ground floor level. It also

provid r
podi %r oms of 74sqm, ESB substations/switch room/metering
% ms of 89sqm, 200no. secure bicycle storage, 6 no.
@?h' e spaces and bin storage of 75sqm. Communal open space is

ded at podium level above the car park.
0. three storey pavilion buildings either side of Glebe House to
ccommodate:

o One number two storey duplex 2 bed apartment above one number 1

bed apartment at ground floor in the north west pavilion; and

o One number two storey duplex 2 bed apartment above a 55sgm

ground floor café, in the south east pavilion.
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* Refurbishment of Glebe House, a protected structure, into two apartments
one number 2 bed unit and one number 3 bed unit. The works include the
removal of extensions to the rear and sides of the building, restoration of the
facade, repair of the roof, replacement of pvc windows with sliding sash
windows and associated works to the interior and to the curtilage of Glebe

House.

« Demolition of all workshops, offices and sheds to the rear and sid
House (1,636sqm).

e Vehicular access is provided from St Agnes Road to the

spaces are provided on the eastern side of Bloc

Somerville Drive.

+ Works include the remova undary wall to Somerville Drive and
g the south-eastern boundary, a new

gnes Road, boundary treatment, landscaping,

pedestrian acce€g oM.
Solar Pane% blocks A, lighting, services and connections, waste
ertand

Il other ancillary site development works to facilitate the

manag
pro d pment.
H

se lies within the Crumlin Architectural Conservation Area.

permission for the above proposed development in accordance with the

plans and particulars based on the reasons and considerations under and

subject to the conditions set out below.

Matters Considered
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15.0

15.1.

In making its decision, the Board had regard to those matters to which, by virtue of
the Planning and Development Acts and Regulations made thereunder, it was
required to have regard. Such matters included any submissions and observations
received by it in accordance with statutory provisions.

Reasons and Considerations

[n coming to its decision, the Board had regard to the following:

(a) the location of the site in the established urban area of Dublin Cit
zoned for residential (under zoning objective Z1 “To protect, proyi
residential amenities’);

(b} the policies and objectives of the Dublin City Develop P 016-2022;
(c) The Rebuilding Ireland Action Plan for Housing, a omglessness 2016;

(d) The Guidelines for Sustainable Residenti nts in Urban Areas and

the accompanying Urban Design Manual — ctice Guide, issued by the

Department of the Environment, Heri je and overnment in May 2009;

(e) Urban Development and Buil s Guidelines for Planning Authorities,

prepared by the Department gl H@singe Planning and Local Government in
December 2018 and parti ul cific Planning Policy Requirement 3;
(f) The Sustainable ing: Design Standards for New Apartments issued by

the Depaﬁment&nvi nment, Community and Local Government 2020;

(9) Design Wanlal fopdrban Roads and Streets (DMURS) issued by the Department
of Tra ourjsm and Sport and the Department of the Environment, Community
and ermmment in March 2013;

the area of public transport and water services infrastructure;
(j) The pattern of existing and permitted development in the area;

(k) The planning history of the site, including its partial location in Crumlin Village
Architectural Conservation Area and the Glebe House Protected Structure on the
site and other protected structures in the ACA;
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(I) Section 37(b)(2) of the Planning and Development Act 2000, as amended,
whereby the Board is not precluded from granting permission for a development

which materially contravenes a Development Plan;
(m) The submissions and observations received:;

{n) The Chief Executive Report from the Planning Authority recommending that

permission be granted and highlighting matters of concern; and

(0) The report of the inspector.

The Board considered that, subject to compliance with the ¢ sefout below,

the proposed development would not seriously injure the re'% r visual

amenities of the area or of property in the vicinity, and b&§Acceptable in terms
of pedestrian and traffic safety and convenience. propostd development would,
therefore, be in accordance with the proper pldfging afd sustainable development of
the area. |

Appropriate Assessment Scr;

The Board completed an A

8 . i
the potential effects of ifle s%-

taking into accou scale and location of the proposed development

within a zone d urban area, the Appropriate Assessment Screening

document th the application, the Inspector’s report, and submissions on

file. In cofgpleting the screening exercise, the Board adopted the report of the

oncluded that, by itself or in combination with other development in
the proposed development would not be likely to have a significant effect
aly European Site in view of the conservation objectives of such sites, and that a

Age 2 Appropriate Assessment is not, therefore, required.

Environmental Impact Assessment Screening

The Board completed an environmental impact assessment screening of the

proposed development and considered that the Environment Report submitted by

ABP-309317-21 Inspector’'s Report Page 95 of 122



the applicant, identifies and describes adequately the direct, indirect, secondary, and
cumulative effects of the proposed development on the environment.

Having regard to:

(a) the nature and scale of the proposed development, which is below the threshold

in respect of Class 10(iv) of Part 2 of Schedule 5 of the Planning and Developme
Regulations 2001, as amended.

(b) the location of the site on lands zoned Z1 ‘To protect, provide and impgv
residential amenities’ where residential is a permissible uses and restéd@gan en
for consideration in this land use zoning. The proposed café (rest 1S
permissible in the land use zoning.

(c) The existing use on the site and pattern of developme ding area.

S
(d) The availability of mains water and wastewater s€fces¥o, serve the proposed
development.

(e) the location of the developmeht outside tive location specified in
article 299(C)(1)(v) of the Planning angdrDeve nd Regulations 2001 (as

amended).

(f) The guidance set out in thg ntai Impact Assessment (EIlA) Guidance

for Consent Authorities rega -threshold Development”, issued by the
n

Depariment of the E t, Heritage and Local Government (2003).

{f) The criteria seifo Schedule 7 of the Planning and Development Regulations
2001 (as a

(g) The s agd measures proposed by the applicant envisaged to avoid or
pre ight otherwise be significant effects on the environment, including
eShidentified in the Preliminary Construction and Environmental Management
@19 Operational Waste Management Plan, the Traffic Impact Assessment
Report and the Flood Risk Assessment.

The Board concluded that, by reason of the nature, scale and location of the subject
site, the proposed development would not be likely to have significant effects on the
environment. The Board decided, therefore, that an environmental impact

assessment report for the proposed development was not necessary in this case.
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Conclusions on Proper Planning and Sustainable Development

Having regard to the zoning objective for the site as set out in the Dublin City
Development Plan 2016-2022, the planning history of the site, the location in Crumlin
Village ACA, the protected structure on the site / in proximity to the site and the

pattern of development in the area, it is considered that the proposed develop

would not seriously injure the residential or visual amenities of the area or
in the vicinity, would be consistent with national and local planning poli

be accepiable in terms of urban design, scale, height, mix of useszan an of
development and in terms of pedestrian and traffic safety. Thgdarop@sed
development would, therefore, be in accordance with the pr ing and

sustainable development of the area.

The Board considered that, while a grant of pg

=

statutory blans for the area, a grant ermission could matérially contravene Dublin

jongor the proposed Strategic

Housing Pevelopment would not materiall qne a zoning objective of the

City Development Plan 2016-2 jon to height. The Board considers that,

having regard to the provis@e on 37(2) of the Planning and Development

Act 2000, as amende e f permission in material contravention of the City

Development Pla b&yastified for the following reasons and consideration.

In relation‘o s&ﬂ jio?(Z)(b) (i) of the Planning and Development Act 2000 (as

ame )

The development is considered to be of strategic and national importance
gard to the definition of ‘strategic housing development’ pursuant to section

he Planning and Development (Housing) and Residential Tenancies Act 2016

(as amended) supporting National Policy Objectives in Project Ireland 2040 National

Planning Framework, in particular National Policy Objective 33 that seeks to

“prioritise the provision of new homes at locations that can support sustainable

development and at an appropriate scale of provision relative to location”, and its

potential to contribute to the achievement of the Government's policy to increase
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delivery of housing from its current under supply set out in Rebuilding Ireland —

Action Plan for Housing and Homelessness issued in July 2016.

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

Permission for the development should be granted having regard to guidelin
section 28 of the Act, specifically SPPR 3 of the Building Height Guideli
states that where a development complies with the Development M
Criteria in section 3.2, it may be approved, even where specific

relevant development plan or local area plan may indicate oth national

policy in Project Ireland 2040 National Planning Framewo icular objectives

13 and 35). An assessment of the proposed developmWnt carried out to

determine that the proposed development confor ith fhe development

management criteria in section 3.2 of those

16.0 Conditions

1. The development

plans and pari
required i

conditj

cement of development and the development shall be carried out
pleted in accordance with the agreed particulars. In default of
gfeement, such issues may he referred 1o An Bord Pleanala for
determination.

Reason: In the interest of clarity.

2. The developer shali 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
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on behalf of the authority in accordance with the terms of the Development
Contribution Scheme made under section 48 of the Planning and
Development Act 2000, as amended. The contribution shall be paid prior to
commencement of development or in such phased payments as the planning

authority may facilitate and shall be subject to any applicable indexation

provisions of the Scheme at the time of payment. Details of the applica

the terms of the Scheme shall be agreed between the planning afithWitwawd

the developer or, in default of such agreement, the matter er ed to
An Bord Pleanala to determine the proper application o rmsiof the
Scheme.

Reason: ltis a requirement of the Planni opment Act 2000, as

amended, that a condition requiring a conWiutioh in accordance with the

Development Contribution Scheme @‘ nder section 48 of the Act be
@,

applied to the permission.

3. Prior to commenceme velopment, the developer shall lodge with the

planning authority a depOsit, a bond of an insurance company, or other
security to segur Ision and satisfactory completion and maintenance
e

until taken the local authority of roads, footpaths, watermains,

drain & space and other services required in connection with the
de@n oupled with an agreement empowering the local authority o
uch security or part thereof to the satisfactory completion or
ifenance of any part of the development. The form and amount of the
urity shall be as agreed between the planning authority and the developer

or, in default of agreement, shall be referred to An Bord Pleanala for

determination.

Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.
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4. The proposed development shall be amended as follows:

(a) screening shall be added to the western side of the balcony of the 1bed B
unit on the south elevation of Block A at fourth floor level.

(b) the vehicular entrance on St Agnes Road to demonstrate sightlines in
accordance with DMURS and improved inter-visibility between cars usi Q
(U

include a minimum, unobstructed width of 3m through the sj erville
Drive to St Agnes Road.

(d) revised Taking in Charge Plan and swept path gnalysig to heet the design
specifications of the Planning Authority.

(e) details of revised vehicle dishing on S@J e and demarcation of
the car park-{ocated north of the ped link. -

(f) final defai! of all boundary treatme ult of the above amendments,
to incorporate reuse of rumble”

@

submitted to, a e vriting with, the planning authority prior to
commencement opment.

ne resulting from demolition works.

Revised drawings sho liance with these requirements shall be

Reagon: In_th&thterests of residential amenity.

e cgnstruction of the development shall be managed in accordance with a
struction Management Plan, which shall be submitied to, and agreed in
writing with, the planning authority prior to commencement of
development. This plan shall provide details of intended construction practice

for the development, including:

¢ Location of the site and materials compound(s) including area(s) identified
for the storage of construction refuse;

» Location of areas for construction site offices and staff facilities;

¢ Details of site security fencing and hoardings;
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+ Details of on-site car parking facilities for site workers during the course of
construction;

e Details of the timing and routing of construction traffic to and from the
consiruction site and associated directional signage, to include proposals to
facilitate the delivery of abnormal loads {o the site;

* Measures to obviate queuing of construction traffic on the adjoining road
network;

o Hours of working;

» Measures fo prevent the spillage or deposit of clay, rubble or other g ‘Q

on the public road network;

« Alternative arrangements to be put in place for pedestrians a iclgs }
the case of the closure of any public road or footpath duringghe sgrof
site development works;

= Details of appropriate mitigation measures for noise, d tion, and

monitoring of such levels;

¢ Containment of all construction-related fuel and oil 4 cially

constructed bunds to ensure that fuel spillagespare fu tained. Such
bunds shall be roofed to exclude rainwater;

¢ Off-site disposal of construction/demoliti
proposed to manage excavated soil;

¢ Means to ensure that surface water
other pollutants enter local surfagf wa

* Arecord of daily checks that the %
with the Construction Manggements o
planning authority.

¢ Mitigation measures a in the bat assessment approved part of

the application.
Reason: Inthe eQnenities, public health and safety.

6. (a)fPrior i@ cBMmencement of development, all frees which are to be retained
a

ast& and details of how it is

ntrolled such that no silt or
ers or drains.

ezsbeing undertaken in accordance
all be kept for inspection by the

closed within stout fences not less than 1.5 meftres in height. This
rotgtive fencing shall enclose an area covered by the crown spread of the
anches, or at minimum a radius of two metres from the trunk of the tree or
the centre of the shrub, and to a distance of two metres on each side of the
hedge for its full length, and shall be maintained until the development has
been completed.
(b) No construction equipment, machinery or materials shall be brought onto
the site for the purpose of the development until all the trees which are fo be

retained have been protected by this fencing. No work is shall be carried out
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within the area enclosed by the fencing and, in particular, there shall be no
parking of vehicles, placing of site huts, storage compounds or topsoil heaps,
storage of oil, chemicals or other substances, and no lighting of fires, over the
root spread of any tree to be retained.

(c) Excavations in preparation for foundations and drainage shall be carg
out under the supervision of a specialist arborist, in a manner that willen

that all major roots are protected and all branches are retained.

(d) No trench, embankment or pipe run shall be located withj es of
any trees which are to be retained adjacent to the site u se
agreed with the Planning Authority.

(e) All engineer works, service lines and pathways ompatible with

tree and root protection measures, with details 3Qqerded if required.

(f) Shrubs and trees identified for remoyal the/site, shall only take place

outside of main bird nesting season Beptel

F"the site for bats prior to

ber to February).

(g9) A NPWS-licensed bat workef to surv
commencement of site cle . ks. Felling of mature trees (identified for
removal) on the site w, igMgharbour bat roosts shall only take place in
September or Oc eat roost and bat activity surveys of such trees

have been ¢ ou ore any feliing takes place.

Reagbn™To ect trees and planting during the construction period in the
ier f

of ysual amenity.
oosts shall be incorporated into the site and the recommendation of the
at Assessment report (including lighting specifications) shall be carried out
on the site to the written satisfaction of the planning authority and in
accordance with the details submitted to An Bord Pleanéta with this

application unless otherwise agreed in writing with the planning authority

Reason: To ensure the protection of the natural heritage on the site.
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8. Prior to commencement of development, the developer shall lodge with the
planning authority a cash deposit, a bond of an insurance company or such
other security as may be accepted in writing by the planning authority, to
secure the protection of the trees on site and to make good any damag
caused during the construction period, coupled with an agreement

empowering the planning authority to apply such security, or p t

developer or, in default of agreement e rgrerred to An Bord Pleanala

for determination.

Reason: To secure the of the trees on the site.

9. The landscaping&n orks scheme as submitted to An Bord Pleanala

f on shall be carried out within the first planting season
followi ubStantjil completion of external construction works. All planting
sh ad tely protected from damage until established. Any plants

diefare removed or become seriously damaged or diseased, within a

il of five years from the completion of the development [or until the

velopment is taken in charge by the local authority, whichever is the
socner], shall be replaced within the next planting season with others of
similar size and species, unless otherwise agreed in writing with the planning
authority.

Reason: In the interest of residential and visual amenity.
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10.The site shall be landscaped (and earthworks carried out) in accordance with
the detailed comprehensive scheme of landscaping, which accompanied the
application submitted, unless otherwise agreed in writing with, the planning
authority prior to commencement of development. Landscape details shall

include final boundary treatments for the development.

Reason: In the interest of residential and visual amenity

11. The areas of public open space shown on the lodged plans ed
for such use and shall be soiled, seeded, and landscap nce with
the landscape scheme submitted to An Bord Pleanala pplication,
unless otherwise agreed in writing with the plannin y. This work shall

be completed before any of the dwellings magde

and shall be maintained as public open.gpa
2
( J

Reason: In order to ensur actory development of the public open

space areas, and theie se for this purpose.
x

12.Works to the £ar to facilitate the development, including footpaths

e developer until taken in

~ charge by the local authority or mana pmpany.

and ker nd yehjgle dishing), shall be in accordance with the detailed

consffuctton dards of the planning authority for such works and design
s gutlined in DMURS. In default of agreement the matter(s) in

shall be referred to An Bord Pleanala for determination.

Reason: In the interest of amenity and of traffic and pedestrian safety.

13. Prior to the opening/occupation of the development, a Mobility Management
Strategy shall be submitted to and agreed in writing with the planning
authority. This shall provide for incentives to encourage the use of public
transport, cycling, walking and carpooling by residents/occupants/staff
employed in the development and to reduce and regulate the extent of
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parking. The mobility strategy shall be prepared and implemented by the
management company for all units within the development.

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

14. Prior to the occupation of the development, a Parking Management PI
be prepared for the development and shall be submitted to and ag @
writing with the planning authority. This plan shall provide for th a
retention of the designated residential parking spaces and indi how
these and other spaces within the development shall b edJSegregated

by use and how the car park shall be continually ma

Reason: To ensure that adequate parking

cilitiqg’ar€ permanently available
to serve the proposed residential units.

15.A minimum of 10% of éll_ communa % kg spaces should be providéd

with functioning EV chargin tions/points, and ducting shall be provided for

all remaining car parkin

.

cluding in-curtilage spaces, facilitating the

installation of EV ch polpfs/stations at a later date. VWhere proposals

relating to the ingdal EV ducting and charging stations/points has not

been submj wi application, in accordance with the above noted
requiregent®*Sucl) proposals shall be submitted and agreed in writing with
the ni hority prior to the occupation of the development.

e . To provide for and/or future proof the development such as wouid

jitate the use of Electric Vehicles.

16.274 no. bicycle parking spaces shall be provided within the site, with the
incorporation of functioning electric charging stations/points to a limited
number of spaces to be agreed with the planning authority. Details of the
layout, marking demarcation and security provisions for these spaces shall be

as submitted to An Bord Pleanala with this application, unless otherwise

ABP-309317-21 Inspector’s Report Page 105 of 122



agreed in writing with, the planning authority prior to commencement of

development.

Reason: To ensure that adequate bicycle parking provision is available to

serve the proposed development, in the interest of sustainable transportaij

17.The developer shall facilitate the archaeological appraisal of the sié
provide for the preservation, recording and protection of arc ica

materials or features which may exist within the site. Int

developer shall:

(a) notify the planning authority in writing at least f

development works.

The assessment shall Addr€ss following issues:

(i) the nature and archaeological material on the site, and

(i) the impac ep sed development on such archaeological material.

A report, g@ntaining fhe resulis of the assessment, shall be submitted to the

planpgfng auth@pity and, arising from this assessment, the developer shall
wrifing with the planning authority detaiis regarding any further
logical requirements (including, if necessary, archaeological

x@avation, recording or preservation in situ) prior to commencement of
construction works.

In default of agreement on any of these requirements, the matter shall be

referred to An Bord Pleanala for determination.

Reason: In order to conserve the archaeological heritage of the area and fo

secure the preservation (in-situ or by record) and protection of any
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archaeological remains that may exist within the site.

18. The developer shall enter into water and/or waste water connection

agreement(s) with Irish Water, prior to commencement of development.

Reason: In the interest of public health. Q

19. All works to the protected structure, shall be carried out ingcc nce with
current Conservation Guidelines issued by the Depa t s, Heritage
and the Gaeltacht, and under the supervision of a quaified grofessional with

specialised conservation expertise (RIAlI Grage 2 r).

Reason: To secure the authentic preseg this [protected] structure and

to ensure that the proposed works out in accordance with best

conservation practice.

20. Details of all securit@i . external shopfronts, lighting and signage
shall be as sub Bord Pleanala with this application unless
otherwise dubmigiged ¥, and agreed in writing with, the planning authority prior
to-oc ion e commercial/retail units. Glazing to the café use shall be
keflt free ¢f Hlickers / advertisements.

eg8Son: In the interest of the amenities of the area/visual amenity.

1.Drainage arrangements including the attenuation and disposal of surface
water, shall comply with the requirements of the planning authority for such
works and services.
Prior to commencement of development the developer shall submit to the

Planning Authority for written agreement a Stage 2 - Detailed Design Stage

Storm Water Audit.
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Upon Completion of the development, a Stage 3 Completion Stormwater
Audit to demonstrate Sustainable Urban Drainage System measures have
been installed, and are working as designed and that there has been no
misconnections or damage to storm water drainage infrastructure during
construction, shall be submitted to the planning authority for written

agreement.

Reason: In the interest of public health and surface water mgna e

22.The applicant shall comply with the following requirem Air Quality

Meonitoring & Noise Control Unit:

i)The LAeq level measured over 15 minutes (dafime}eor 5 minutes (night

asspciated with the

e, LAS0 (15 minutes day or 5

time) at a noise sensitive premises whep pl

X

minutes night), by 5 decibels opfnore, M&&Sured from the same position,

development is operating, shall not

under the same condition a comparable period with no plant in

operation.
iij)Any stack emitt& ours from the proposed development shall be
a

positioned in which the emissions will cause the minimum

nuisanc
Reagbn:In theyfiterests of orderly development and residential amenity.

@af the materials, colours and textures of all the external finishes to the

raposed dwellings/buildings shall be as submitted with the application,
unless otherwise agreed in writing with, the planning authority prior fo
commencement of development. In default of agreement the matter(s) in

dispute shall be referred to An Bord Pleanala for determination.

Reason: In the interest of visual amenity.
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24, Proposals for an estate name, numbering scheme and associated signage
shall be submitted 1o, and agreed in writing with, the planning authority prior to
commencement of development. Thereafter, all estate signs, and apartment
numbering, shall be provided in accordance with the agreed scheme. The
proposed name shall be based on local historical or topographical features, or
other alternatives acceptable {o the planning authority. No
advertisements/marketing signage relating to the name of the deve

shall be erected until the developer has obtained the planning 8)

written agreement to the proposed name.

Reason: |n the interest of urban legibility.

25.The management and maintenance of the propo eV@bpment following its
completion shall be the responsibility of a | ly c@nstftuted management
company. A management scheme pro adgquate measures for the

r s and communal areas shall

future maintenance of public open §
be submitted to, and agreed in writ fle planning auth'or_ity prior to
occupation of the developmén\The management scheme shall also provide

final details of the operafiona

community facility sg Q
with the agree

nagement of the residents amenity /

eMevelopment shall be carried out in accordance

Reasopg TO"Provifie for the satisfaciory future maintenance of this
de ip the interest of residential amenity.
2 i@'ﬂmencement of development, the applicant or other person with an
st in the land to which the application relates shall enter into an

eement in writing with the planning authority in relation to the provision of
housing in accordance with the requirements of section 94(4) and section
96(2) and (3) (Part V) of the Planning and Development Act 2000, as
amended, unless an exemption certificate shall have been applied for and
been granted under section 97 of the Act, as amended. Where such an
agreement is not reached within eight weeks from the date of this order, the

matter in dispute (other than a matter to which section 96(7) applies) may be

referred by the planning authority or any other prospective party to the
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agreement to An Bord Pleanala for determination.

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

external plant, telecommunication aerials, antennas or equj
authorised by a further grant of planning permission.

Reason: To protect the residential amenities of pr i the vicinity and
the visual amenities of the area.
28.(a) A plan containing details for the r@nt of waste (and, in particular,

recyclable materials) within the elopment, including the provision of

facilities for the storage _gepatqtion and collection of the waste and, in

unit shall be submitted to, and agreed in writing

with, the pl rity not later than 6 months from the date of
comm % e development. Thereafter, the waste shall be managed

in acgordange“with the agreed plan.

particular, recyclable nd for the ongoing operation of these

facilities] for eagh a

a : In the interest of residential amenity, and to ensure the provision of

déquate refuse storage.
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