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1.0

1.1.

2.0

2.1.1.

3.0

3.1.1

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 subject site, 0.42ha in area, is located within the town centre of Bal
Dublin. The site comprises the three storey former Mall Shopping C
and rooftop car park along the frontage to Quay Street and an exis e storey
shed building to the east containing a Cycling and Angling Stare ¥ith ffontage to
High Street. A section of the centre of the site is overgrow a level
difference across the site from High Street to Quay Strv, m. The site is
located in the middle of a roughly triangular shap k, \with the main square in
Balbriggan to the south and the Harbour area and\Ral iggan Viaduct to the
north/north-east. Along the south-western 2 @ stern boundaries are the rear of the
Bracken Court hotel and rear of propegies fr . onto Dublin Street/Bridge Street.
The Carnegie Library and its extend jpins the Bracken Court Hotel and on the
High Street side there is a relafi? our storey apartment block, with the top
floor level set back. To the aorth-east, the site is bounded by single storey
cottages along High S %o storey dwellings opposite. A two storey dwelling
is located neighbo e sjte at the Quay Street side.

Propose eric Housing Development

The will consist of the following:

¢ De on of existing buildings (former supermarket building, car park,
substation, and outbuildings (partially in retail use).

» Construction of a Build to Rent (BTR) development comprising 3 no. apartment
blocks (Blocks A - C) ranging in height from 3 to 6 storeys (with Block B over 3
no. lower courtyard floors) providing a total of 101 units (19 no. studios, 41 no. 1-
beds, 41 no. 2-beds).
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(c.217.03 sq.m)

Street), 182 no. cycle parking spaces.

works and services provision.

Provision of ESB substation/switch room, plant areas, bin stores, telecoms 3

Provision of open spaces, landscaping, boundary treatments, all asso j

Provision of Resident Support Facilities/Resident Services and Amenities

Provision of 2 no. retail units (c.110.15 sq.m)

Provision of 25 no. car parking spaces (at ground floor and accessed from Quay

Key Figures
.‘ > r ]
Site Area 0.42 ha
No. of units 101 no. Bma ts
Density 240 urflg/ha
Height Bbck 6 storeys

A

vound level/5 storeys over High Street
0 ground level

— 8 storeys over Quay Street

Block C — 3 storeys

Not provided

A

1,400 sq. m. (33%)

Public Open Spacé
Communal Opiﬂ Spjc

10 no. units

From Quay Street

Car Parjfing

25 no. spaces (0.25 per unit)

Bicycle Parking

182 no. spaces (1.8 per unit)

Shared amenity/Residential Services

217.03 sg.m

Other uses

2 No. Retail Units (110.15 sq. m in total)

Mix
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Inspector’'s Report

Page 6 of 157



4.0

41.

5.0

5.1.1.

5.1.2.

The proposal provides for the following mix of units:

Unit Type Studio 1bed 2bed 2bed 3+ | Total
3 (4 bed
Person) Person)

Apartment 19 41 (oo BB ¢ L= 101

% 19%  41% 5%  36% - 100

Planning History

ABP Reg Ref Ref. PLO6F .125910 (FCC Reg. Ref. FO0A/0707 ission granted
for the demolition of High Street shop units and the shogping re roof top

structure and to construct a mixed use developmen#{con¥fned in two and three-
storey blocks. The development comprised 41 dweling units 627 sq.m of office
space, 375 sq.m of retail and a 741 sq.me n he shopping centre. The
proposal also included the provision of 184 Wg, (CaM@arking spaces.

Section 5 Pre Application_ Cohsultation

A section 5 Consultation ti place via Microsoft Teams on the 7t May
2021 in respect of the ingydevelopment:

o Demolition of % lldings, construction of 109 no. Build to Rent apartments
and associgted site Works.

Inthe N e-Application Consultation Opinion dated 17th of May 2021 (ABP
Ref. 09p16-21) the Board stated that it was of the opinion that the
docu ion submitted required further consideration and amendment to

constitute a reasonable basis for an application for strategic housing development to

An Bord Pleanala.

The prospective applicant was notified that the following issues needed to be

addressed prior to submitting an application:

Height and Desian
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51.3.

. Further considerationfjustification of the documents in rela

1. While the site may be considered suitable for high density development and

may be able to absorb height and taller elements within it, the documents
require further consideration and/or justification as they relate to the scale,
bulk and mass of the building relating specifically to the visual impact on Quay
Street and High Street and on the receiving environment of the Harbour Area,
all of which are within Balbriggan ACA. The further consideration of these
issues may require an amendment of the documents and/or design pro

submitted.

Public Realm

realm along Quay Street and maximisation of opportunftie

street level.

The applicant was also advised that the following specit i mation should be

submitted with any application for permlssmn

1.

Further consideration/justification of th nts in relation to sunlight,
daylight and overshadowing, inclf¥ing impacts on neighbouring properties, as

well as internally within the propQs evelopment.

at this locationgi
ements along High Street are also required.

to public r I
Furt idefation/justification in relation to the Flood Risk Assessment

an easures proposed.

drawings, cross-sections, elevations and additional CGls of the site
tolemonstrate that the development provides an appropriate interface with
the adjoining lands and provides for a quality public realm. Additional
photomontages/CGl’'s should include views showing trees when they are not

in leaf.

Details of the proposed materials and finishes to the scheme. Particular

regard should be had to the requirement to provide high quality and
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sustainabie finishes and details which seek to create a distinctive character

for the development.

5. Justification and analysis in relation to type of Resident Support Facilities and
Resident Services and Amenities being provided and scale of such uses.

7. Ecological Impact Assessment.
8. Wind micro-climate study, including analysis of balconies and any upper level
roof gardens.

9, Mobility Management Plan.

10. A detailed Construction Environmental Management Plap.

11. A detailed schedule of accommodation which shall ite pliance with
relevant standards in the Sustainable Urban Hoysing' !@
New Apartments, Guidelines for Planning Aughor 20, including its

gn Standards for

specific planning policy requirements.

12. A building life cycle report shall be s accordance with section 6.3 of
the Sustainable Urban housing: Des ards for New Apartments

(2020). The report should h

rd to the long term management and
maintenance of the propeagd development.

13.  Response to issue aihe Parks and Green Infrastructure Division
(dated 15.01.21)7FranSgortation Planning Section (dated 19.01.21), Water

a
Services Diyiiolf(dated 20.01.21) and Conservation Officer Section (dated
F s per the reports submitted in Appendix 3 of the Planning

11.01.2
Authaxity§Repgrt, received on 27th January 2021.

14, Nh applicant considers that the proposed strategic housing

lopment would materially contravene the relevant development plan or
geal area pian, other than in relation to the zoning of the land, a statement
indicating the plan objective (s) concerned and why permission should,
nonetheless, be granted for the proposed development, having regard to a
consideration specified in section 37(2)(b) of the Planning and Development
Act 2000. Notices published pursuant to Section 8(1)(a) of the Act of 2016
and Article 292 (1) of the Regulations of 2017, shall refer to any such

statement in the prescribed format.
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5.2

5.2.1.

5.2.2.

6.0

6.1.1.

15.  An Appropriate Assessment screening report and/or Natura Impact

Statement.

Applicant’s Statement

The application includes a statement of response to the pre-application consultation
(Statement of Response to An Bord Pleanala’s Opinion), as provided for under
section 8(1)(iv) of the Act of 2016 and within this document the applicant has

responded to each issue raised in the opinion and to each item of specific

information raised in the opinion.
Material Contravention Statement

The applicant has submitted a Statement of Material Contrave ichfrefers to
potential material contraventions of the Fingal County Develo nt Plan 2017-2023,

in relation to the following:
¢ Height and Visual Impact (Policy Objectives 39, 8 & NH40).

e Housing Mix (Policy Objectives PM38 & P @\
[ J

¢ Public Open Space Provision (Polic jectives PM52, DMS57 & DMS57a)

+ Residential Design & Ameniti ofigy Objectives DMS05, DMS23, DMS24,

DMS25, DMS28, DMS32 ).

e Car Parking & Child ProWjsion (Section 7.1, Table 12.8 Car Parking, & Policy
Objective PM76)&

. Developmen‘withi? Architectural Conservation Area (Policy Objectives CH32,

CH33, ; 5157).

| refer the Board to Section 12.14 of this report which summarises the contents of

same and considers the issue of material contravention generally.

Relevant Planning Policy

National policy as expressed within Rebuilding Ireland — The Government's Action
Plan on Housing and Homelessness and the Nationa! Planning Framework (NPF) -
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Ireland 2040 supports the delivery of new housing on appropriate sites. | also note
the Government’s Housing for All Plan which identifies the need to increase housing

supply as a critical action.

Regional Policy - Regional Spatial and Economic Strategy (RSES) for the
Eastern and Midland Region 2019-2031

The RSES sets out a settlement strategy for the region, identifying settlement
typologies of Dublin City and Suburbs, Regional Growth Centres, Key Tow, If-

Sustaining Growth Town, Self-Sustaining Towns, Towns and Villages
Balbriggan is identified as a Self-Sustaining Town within the Core egig ofthe
RSES.

Balbriggan is identified as a settlement for which a Local T@ lan will be

made.
The RSES recognises the built heritage assets of folvas Zh as Balbriggan.

Table 7.1 identifies Balbriggan beach as on ategic Natural, Cultural and
Green Infrastructure Assets in the Region’.

The following Regional Policy Objective®are of note:

ir core strategies, identify regeneration

e RPO 3.3: Local authorities in
areas within existing u% ents and set out specific objectives relating to
e

the delivery of dev urban infill and brownfield regeneration sites in
line with the Guj n%iples set out in the RSES and to provide for increased
densities a % e ‘Sustainable Residential Development in Urban Areas’,
‘Sustain rbgh Housing; Design Standards for new Apartments Guidelines’
Development and Building Heights Guidelines for Planning

¢ RPOJ8.12: Local authorities shall include objectives in development plans and
local area plans supporting emphasis on placemaking for town centres, for
example through inclusion of a Placemaking Strategy for towns and
implementation of Town RPO 8.6: In order to give local expression to the regional
level Transport Strategy within the Region in conjunction with the NTA, Local
Transport Plans (LTP) will be prepared for selected settlements in the Region.

6.2. Section 28 Ministerial Guidelines
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6.2.1.

6.3.

The following is a list of section 28 Ministerial Guidelines considered of relevance to
the proposed development. Specific policies and objectives are referenced within the

assessment where appropriate.

+ ‘Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas’ (including the associated ‘Urban Design Manual’)(2009) (and
related Circular Letter: NRUP 02/2021 as relates to Residential Densities in

Towns and Villages)

e ‘Sustainable Urban Housing: Design Standards for New Apartme -Q
Guidelines for Planning Authorities’ (Updated December 2020,

e Urban Development and Building Height, Guidelines for Rlarighg thorities,
2018.

« ‘Design Manual for Urban Roads and Streets’ M%’i 19) / DMURS
interim Advice Note — Covid 19 (2020}

¢ ‘The Planning System and Flood Risk e nt’ including the associated
‘Technical Appendices’. ()

anning Authorities’.

e ‘Childcare Facilities — Guideli

e Architectural Heritage Pr Sh £ Guidelines for Planning Authorities (2011)

Fingal County Develop an 2017-2023 (as amended by Variation 1, 2 and

R

overned by land use zoning objective MC. Objective MC

rotect/provide for andfor improve major town centre facilities'.

Vision olidate the existing Major Towns in the County (Blanchardstown,
Swords, and Balbriggan). The aim is fo further develop these centres by
denssification of appropriate commercial and residential developments ensuring a mix
of commercial, recreational, civic, cultural, leisure, residential uses, and urban
streets, while delivering a quality urban environment which will enhance the quality of
life of resident, visitor and workers alike. The zone will strengthen retail provision in
accordance with the County Retail Strategy, emphasise urban conservation, ensure
priority for public transport, pedestrians and cyclists while minimising the impact of
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private car-based traffic and enhance and develop the existing urban fabric. In order
to deliver this vision and to provide for a framework for sustainable development,
masterplans will be prepared for each centre in accordance with the Urban Fingal

Chapter objectives’.

The site is located within the Balbriggan Architectural Conservation Area (ACA and
the Balbriggan Retail Core Area.

There is an indicative Pedestrian/Cycle route along High Street.
Green Infrastructure Map 1: Highly Sensitive Landscape.
Chapter 2 — Core Strategy and Settlement Hierarchy

The Fingal Development Plan 2017-2023 was varied in JuneR0A€to align with the
National Planning Framework (NPF) and the Regional Spa%s®an¥ Economic

Strategy (RSES). v
Balbriggan is identified as a Self-Sustaining Towg within e Core Area.

The town is served by a railway line, has ag 0 a'Tegional park and harbour and
contains significant employment zoned lanng the most significant High
Technology zoned landbank in the ‘Coréiarea. The regeneration of the town is a key
aim of FCC and is being man ugh the targeted ‘Our Balbriggan’ strategy for

improved public realm, active (g anagement and public spaces to provide a
robust vibrant centre. E&’

Table 2.4 identifies Lo esidential Capacity provided under Fingal Development
d 019) with Balbriggan assigned 3805 residential units.

Plan 2017-202
The devel states Fingal have developed and published the ‘Our

Balbrigga 3 Rejuvenation Plan’, which is set to transform Balbriggan Main

bour. Fingal are investing in public realm, town centre improvement

stakeholders, increasing employment, attraction for investment and promoting
industrial lands. Over 4,000 locals took part in a survey to prioritise a list of

suggested improvements for the ‘Our Balbriggan’ Pian.

Objective 8802 Ensure that all proposals for residential development accord with the
County’s Settlement Strategy and are consistent with Fingal’s identified hierarchy of

settlement centres.
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Objective $S19 Support and facilitate residential, commercial, industrial and
community development to enable Balbriggan to fulfil its role as a Self- Sustaining
Town in the Settlement Hierarchy recognising its important role as the largest town in

the core area.
Chapter 3 - Placemaking

Objective PM31: ‘Promote excellent urban design responses to achieve high quality,
sustainable urban and natural environments, which are attractive to resident
workers and visitors and are in accordance with the 12 urban design pri S

out in the Urban Design Manual — A Best Practice Guide (2009)’

Objective PM41: ‘Encourage increased densities at appropriate iOnshilst
ensuring that the quality of place, residential accommodation ities for either
existing or future residents are not compromised’.

Objective PM42 Implement the policies and objectiges 0fthgMinster in respect of
‘Urban Development and Building Heights Guj cember, 2018) and

Sustainable Urban Housing: Design Standar Apartments (March, 2018)

issued under section 28 of the Plannin d Development Act, as amended.

Chapter 3 Placemaking
Detailed Urban Structure Plags w sterplans have been prepared for

Blanchardstown and S ctlvely and an Urban Design Framework has
been prepared fort Balbriggan.

Objective PM17@ he Urban Design Framework prepared for the centre of
Balbriggan 40 Jhf d guide development in this area.

Chap r ingal

Fingal recently developed and published the ‘Our Balbriggan 2019-23

Rejuvenation Plan’, which is set to transform Balbriggan Main Street and Harbour.
Fingal are investing in public realm, town centre improvement and rejuvenation to
provide a more vibrant and vital centre to the town, working with stakeholders,
increasing employment, attraction for investment and promoting industrial lands.
Over 4,000 locals took part in a survey to prioritise a list of suggested improvements

for the ‘Our Balbriggan’ Plan.
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The Development Strategy for Balbriggan is to ‘Further consolidate and regenerate
the town in line with its designation as a Self-Sustaining Town in the RSES.
Development will focus on the town as a primary commercial, industrial, retailing and
social centre in the north of the County providing for the needs of its developing
community and promoting the growth of sustainable local employment in the
industry, service and tourism sectors’.

Objective BALBRIGGAN 2 Facilitate the implementation of the Urban Desi
Framework Plan and Balbriggan Public Realm Pian for the town centre
the regeneration of the identified potential development sites within t 2nire.

Objective BALBRIGGAN 7 Preserve and improve access to thehargwur eaches,
seashore, and other coastal areas while protecting environ ta urces
including water, biodiversity and landscape sensitivities.

Chapter 7 Movement and Infrastructure v

Objective MT30 Support larnréd Eireann and t TA ih implementing the DART

Expansion Programme, including the extee DART line to Balbriggan, the
design and planning for the expansioneof DA ’ ices to Maynooth, and the

redesign of the DART Undergroun

Objective SW02 Allow no newp ent within floodplains other than
development which satisfig the ication test, as outlined in the Planning System
and Flood Risk Mana xdelines 20089 for Planning Authorities (or any
updated guideline

Objective SWOl Requir® the use of sustainable drainage systems (SuDS) to

minimise
sustaipaleYgifiage techniques where appropriate, for new development or for

extent of hard surfacing and paving and require the use of

o existing developments, in order to reduce the potential impact of

existing &nd predicted fiooding risks.
Chapter 12 Development Management Standards

Objective DMS03 Submit a detailed design statement for developments in excess of
S residential units or 300 sq m of retail/commercial/office development in urban

areas.
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6.3.1.

Objective DMS30 Ensure all new residential units comply with the recommendations
of Site Layout Planning for Daylight and Sunlight: A Guide to Good Practice
(B.R.209, 2011) and B.S. 8206 Lighting for Buildings, Part 2 2008: Code of Practice

for Daylighting or other updated relevant documents.

Objective DMS57 Require a minimum public open space provision of 2.5 hectares
per 1000 popuilation. For the purposes of this calculation, public open space

requirements are to be based on residential units with an agreed occupancy 13
3.5 persons in the case of dwellings with three or more bedrooms and 1.5

the case of dwellings with two or fewer bedrooms.

Objective DMS157 Ensure that any new development or alterati

within or adjoining an ACA positively enhances the character pf
appropriate in terms of the proposed design, including: s /height,

proportions, density, layout, materials, plot ratio, and #Uilding lires.

Objective DMS158 All planning applications for yorRgin Architectural
Conservation Area shall have regard to the i outlined in Table 12.11.

Objective RF04 (Variation 2) Submit a iled statement for developments on land

zoned residential or mixed use, in excBgs 00 residential units outlining:

¢ Compliance with the seqroach in relation to development of the area

o Potential for sustain 0 ct growth
r

s The scale of empl ovision and commuting flows

« Extent of locahservices provision i.e. administration, education- particularly third

level, I tail and amenities

4@ _

¢ Envirghmental sensitivities, resources and assets and

cessibility

« Current and planned infrastructure capacity
Our Balbriggan Rejuvenation Plan (2019-2025)

This does not appear be a statutory policy document. In relation to Quay Street, it is
proposed to widen footpaths and increase flow and visibility from main street to a
transformed Quay Street, Viaduct and Harbour area. Maintain car park amenity,

remove kerbing, enabling its usage in evenings and weekends as a quality civic and
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meeting space. Develop linear park featuring seating, planting and other green

features along the river bank.

7.0 Observer Submissions

7.1.1. 22 no. submissions on the application have been received from the parties as
detailed above. The issues raised in the submissions are summarised below.

Principle of Development/Material Contravention/Procedural/QOral Hearin

Request an Oral Hearing

» Development is opposed by local councillors/developer is b@&cal

authority
e BTR development would be more suited to transiengresid

* A mix of rented and owned properties is more ur for current housing

need

e Fingal Development Plan 2017-2023 h aried to align with the National

Pianning Framework and the Regi€qal Spatial and Economic Strategy

o Balbriggan is named as a self:sustaining town requiring catch up investment in
infrastructure and emplo
¢ Any future develop t to be inline with the visions and designs that are

planned for the K{ gal County Council and the community

. Documentaﬂon Sjb ted with the SHD application incorrectly refer to Balbriggan

as a Maj Town — this is no longer the case

o Siies ajor Town Centre/Not ‘de-facto’ residential zoning
e S islation puts a limit of 15% of the floor area to be commercial use/goes
against the principle of an MTC zoned area

» Growth of 1968 people earmarked for Balbriggan to 2026/currently planned
developments would generate 4265 people/double the amount of population

planned for Balbriggan
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* Previous applications have been refused by PA and ABP and set a precedence
for similar applications including F21A/0213 for 10 units; F20A/0323 & ABP Ref

308824-20 for 28 units.

» [oss of employment as a result of the proposal/loss of active retail units

accessed from High Street

* Department Circular Letter NRUP 02/2021 is of relevance to this proposal/high
density approaches should not be applied uniformly/flexible application o

residential density is required
« Balbriggan has experienced a large increase in population gro 0
people in 1996 to 24,611 people in 2016/ Balbriggan needs imveSnent in
infrastructure and employment %
» Residential use proposed for this application is disgrop G

¢ Site would be suitable for purpose built housi r thg elderly

* Proposal is incompatible with Zoning Obj material contravention of the
zoning objective/does not provide a #§lanced mix of uses

e Poor planning decisions have gsulted in the poor performance of the town

o Wil up property prices in Balbriggan
* This type of housing unit is not what Balbriggan needs
» Majority of people require a 3 or 4 bed house

¢ A Housing Need and Demand Assessment for Balbriggan should be carried
out/is a requirement of the NPF/should not approve large residential

developments until this is carried out
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* Inappropriate density/Balbriggan is located approximately 40km from the City

Centre
¢ Permission must be refused to maintain the integrity of the Our Balbriggan Plan

» This is a vital site that offers opportunity to have a café/restaurant with 20-30
three bed apartments

» Retail units are too small to allow for food offering
» Use of the site as a multi-storey car park would allow the existing gr car
parks to be used as public spaces

¢ SHD process is flawed/only reason for including 101 units isgo e it an SHD

¢ Have incorrectly referenced Balbriggan as a Major Gro hich is the old

Designation
¢ SHDis not allowed to ignore the NPF and RS alg gan suffered socio and

economic problems as a result of its major gr herefore re-categorised as a
self-sustaining growth town requiring ¢ investment in employment and
infrastructure

» Existing right of way not adequa n/Appendix A sets out the legal rights of

way over the application si@ r of the hotel/proposed development does
f way

not take account of th i
+ Inaccuracies in @ — existing fence and gate shown does not
n

exist/infringe undary line of Hotel's property
¢ Require o@to account Circular Letter: NRUP 02/2021 as relates to

Resi ) nsities in Towns and Villages

d‘development is not compliant with the RSES/NPFs designation of

Balbpggan for Planning Purposes
* Aware of the need for housing
¢ Density is not ‘proportionate’ nor ‘tailored’
» Does not support working from home/families with young children

» Board cannot grant permission where a grant is justified by the Building Height
Guidelines/Apartment Guidelines/these guidelines are uftra vires and not
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authorised by Section 28 (1C) of the PDA 2000 (as amended)/are
unconstitutional/contrary to the SEA Directive

« Materially contravenes the density/open space/building heights and visual
impact/car parking requirements/provision of childcare/Architectural Conservation
Area/ of the Development Plan and LAP/Cannot be justified by reference to
$37(2) of the PDA 2000 or 28 Guidelines

« Materially contravenes the Development Plan and LAP as related to Objg Q
$S02a and PM17 - Local Area Plan/Masterplan/Urban Design
Framework/Cannot be justified by reference to S37(2) of the PD 00%gr 928

Guidelines
e Cannot grant permission for this development under Secti )(b) of the
PDA/proposed development is not of strategic or natio rtance

» Application does not comply with the requirem@ lanning and
Development Regulations 2001 (as amen ; on to the plans and
particulars lodged/does not comply with tr@hents of the 2016 Act and
associated regulations in relation to requirements for detailed plans and
particulars I

» Application documentatiog h§s demonstrated that there is sufficient
infrastructure capaci %rt the proposed development, including by

traSpolt, drainage, water services and flood risk.

reference to publj

Design and Congervatjo

e
e« QOut

ut OpKeeping with the area

« Previous developments (Linnen Hall development) have had a detrimental impact

on the town/coastal skyline
« Negative impact when viewed from the harbour, coast and railway agqueduct
 Block B 5 storey block would dwarf existing 1 and 2 storey properties

» Does not fit well with the vision of the Rejuvenation Programme
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¢ Contravenes the aims of the Balbriggan Rejuvenation Plan
» Existing Building line should be preserved

* Not in keeping with streetscape

e Overdevelopment

» High Street is predominantly one or two storey red brick houses

» Does not demonstrate how it will contribute to place making and the id Q
the existing town

e Site is a pivotal location 2 %}

¢ Density is not justified
* Proposed set backs are not adequate to break dow thng of the units

» Design is not appropriate
¢ Impact on Protected Structures
* Would create an extremely poor preced@

e Not consistent with Objective P relates to design/Objective PM41 as
relates to density

* Creates a gated com it ry to objective DMS-32

e Does not respect cha rFouilding lines, roofscapes and established heights

(DMS44) N
e Have dis 8@3 S152 as relates to site assessment

e May chaeological inspection (DMS153)
. % n"Protected Structures (DMS157/CH20/CH21/CH25/CH26/CH29)

» Reqdirements of DMS158 and Table 12.11 appear to be have been
disregarded/No Statement of Character (CH31)/Opportunity to protect vernacular
heritage (CH33)/No integration of plot sizes/nor creation of new street patterns to
allow for greater permeability/no public space/ (CH34)/Does not meet Objectives
CH37 or CH38

e impact on views from harbour
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« Poor quality design as a result of the materials utilised/use of render will lead to

maintenance issues
e Relationship to single storey bungalows is overbearing
¢ Overdevelopment of the site

« Proposal is inappropriately excessive, unsympathetic and incongruous scale,

mass and bulk
+ No relationship to surrounding structures

o Development would tower over the highest buildings in the immedfgte ell
beyond the existing skyline that is characteristic of the ACA

« Not in accordance with the Architectural Heritage Protecti idelines for

Planning Authorities ?
e Lack of clarity with the drawings/ContradictoryMgightSya levels (i.e. existing

elevations and sections/contextual elevati&
e Height of the building on Quay Streefghou intained

e Has been designed to fit in 101 ot designed with the neighbouring
buildings in mind Q
s A lower building heig ore appropriate and more respectful of

+ Does notco e requirements of the Building Height Guidelines/Board
cannot rmission where these cannot be satisfied

Propo i e)tial Amenities/Residential Standards

0
surrounding buildi g%%‘
%

—

d 1 bed units are too small

¢ Need for family homes

e Development does not provide adequate living space or outdoor space
o All the amenity space is private/littie offered to the existing community

¢ Separation distances are inadequate (Objectives DMS28 and DMS29)

« Inadequate assessment of daylight and sunlight and overshadowing
impacts/increased carbon footprint as a result of the development (DMS30)
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No evidence submitted in relation to sound transmission levels (DMS31)
No public open/a civic space should be provided

1.5% ADF assessment criteria uses for kitchen/living/dining spaces/Issue has
already been addressed in Case Ref 309907 (Auburn House)/Significant
proportion of KLDs would fall below the 2% requirement

Shortfall in the number of dual aspect units

Long unventilated corridors reliant on artificial lighting

Studio apartments are akin to bedsits

Ground floor on High Street is disconnected from the street b c ein
level/no own door access/private open space at ground fl el [poor and
diminishes the streetscape)/could be overcome by provdi aspect units
Inadequate bin storage/access and collection/emer rvice access/car and
cycle parking é

No enough green spaces for proposed

Impact on health and wellbeing of r side@

Does not comply with BRE Gui

Surrounding Amenity

Daylight, Sunlight ang.o Qmwing impacts
Noise impacts

impacts of ust&

Dam cent property

ct

¥t privacy/overlooking

Impact on mental heaith and wellbeing

Overshadowing/reduction in solar gain

Daylight/Sunlight report shows impacts on a property on Quay St
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« Does not comply with DM28 as relates to amenity including separation distances
including to Quay Street, High Street and rear of properties of 12 to 18 High
Street

e Loss of privacy/loss of direct sunlight/loss of ambient daylight

« Shadow diagrams in Appendix A of Daylight and Sunlight Report clearly shows
excessive amount of overshadowing/No existing shadow diagram is included

preventing a comparison

« No analysis of sunlighting of the High Street facing living rooms/unclear

the VSC target values come from

« Wil materially overbear and overlook the rear gardens and habifab s of
Quay Street and High Street

« Wil impact on views towards the viaduct and from the a uay Street
» Impact of proposed balconies 0%

» Health and safety impacts/increased traffi $

'dding the hotel, during

rd to the changes in elevation at the

e Regard must be had to neighbourin
demolition and construction, inclydg

site

s A reduced height would é%’ ntion of views from the Hotel
0

« Impact of overlooki @
s

tel and other surrounding properties

o Impact of noi ation etc on the Hotel Use
undary wall is very low

e on Hotel from the social/hangout space
e Doe comply with BRE Guidelines

Traffic and Transportation

e Lack of capacity on public transport
¢ Insufficient car parking spaces

e Increase in traffic volumes

ABP-311095-21 Inspector’s Report Page 24 of 157



Impact of the proposed vehicle access
Road access is inadequate
No path or cycleway at the junction of High Street and Quay Street

Pedestrian linkage is currently dangerous/footpath ends before the end of the

road

Insufficient car parking on the site will impact negatively on the locality and on the

operation of the Bracken Court Hotel

Ecology/Trees/EIA/AA Q
Removal of trees/proposed replacement trees outside the demie o

developer (DMS77)

How is biodiversity being protected/enhanced in this pr MS162)

Impact of nesting seagulis/already a serious iss i%gan

EIAR is inadequate

Screening for EIA including the Ecologiis inadequate

Insufficient information to enable per and complete assessment of pollution
and nuisances arising from the’p development/insufficient information to
assessment the impact on alth/cannot be dealt with by way of condition

Board lacks ecologic ’a\%gaentiﬁc expertise and/or does not appear to have
access to such e ientific expertise in order to examine the EIA
Screening R '& uired under Article 5(3)(b) of the EIA Directive

Insuffici @tion in relation to impacts on bird and bat flight lines/collision
rposes of the EIA Screening Report/AA Screening Report and the

sudelines

oriing for EIA does not consider impact on biodiversity/Criteria considered in
the EIA Screening Report does not comply with statutory requirements

EIAR fails to provide a comprehensive cumulative assessment of the project
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Flood Risk/Hydrology &

EIA Screening Report does not address impact on schools, childcare and
medical care/lIncomplete description of the proposed development including

those relating to the construction phase

AA Screening- information provided contains lacunae and is not based on

appropriate scientific expertise

AA Screening report does not provide sufficient reasons or finding as
required/conclusions and statements made therein for not identify any clear
methodology and no analysis is offered in respect of the protected sites

‘screened out’/does not consider all aspects of the proposed developgfeqt —
including arising during the construction phase, such as constructiég c nds
and haul roads etc

[nsufficient surveys have been carried out in relation to bir isYof/flight paths

Zone of Influence is not reasoned or explained /cri riavrmining the zone
of influence has no basis in law/limitation to 1 is Nyt €xplained

Fails to consider all potential impacts on p bird species

No regard/inadequate regard given té'gumulative effects

Has had regard to mitigation S
Insufficient site specific s @e carried out

qy/Site Services

tified as an area that is prone to flooding

Quay Street h )&

Insufficie city of the sewerage system

C oMl sewer in Balbriggan/Important that the population equivalent is
pbrtant that Irish Water include the new loadings that will be put on the

B

apA&
albri#§an Foul Sewer when they connect up to the sewer from Stamullen in Co.
Meath to the sewer system in Balbriggan (which is under construction at

present)/There may be insufficient foul sewer capacity/May lead to pollution of

the harbour and beach area/impact on the Braken River
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8.0

8.1.1.

* Ambiguity in relation to where the surface water is being discharged to either the
Bracken River or into the foul sewer/No reason why existing pipes were not

surveyed to ascertain connections

» Careful consideration is required in relation to groundwater ievels to ensure no

adverse impacts on neighbouring properties
« Site should be subject to rigorous construction management

* Uncertainty in relation to sewerage capacity/has already been overflows W
sewerage from the underground sewerage storage tanks in Quay Str

Other Issues
*» Insufficient amenities schools, doctors etc

» Depreciation of property values

» Potential for anti-social behaviourftransient resid nt?

¢ Part V units are not dispersed throughout thegschele

» Potential to cause damage to those pro on
built on poor ground with no found 'on

* Infringement on right to light

Planning Authority Sn

Fingal County Coun 'I% € a submission in accordance with the requirements
of section 8(5)(a ﬁ of 2016. | have summarised this submission below:.

onj)wq Objective/Development Plan Objectives/Relevant

igh Streetfexisting properties

» Concern that the proposal is an overdevelopment of the site and will not achieve
high qualitative standards of design and layout
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Without omission of the proposed upper floors the proposal will lead to a material
contravention of, inter alia, Objectives DMS30, DMS39, DMS90, DMS157,
DMS158, NH38, NH40 and PM38 of the Fingal Development Plan 2017-2023

Confirmation should be sought that the minimum requirements for kitchens has

been met
A financial contribution in lieu of public open space would be acceptable

Density is considered appropriate/however the impact of the density in term
residential amenity and streetscape impact is not

Concern in relation to the number of studio and 1 bed units being @
Overlooking — impact of Block A on properties on high street

cOm level difference shown between Quay Street and the en level of
High Street dwellings/closest distance between the de t and the nearest
rear garden is com.

Concern in relation to the residential units d first floor within the
courtyard/proximity, overshadowing and lo els achievable within

unitsfesp the single aspect units

Development may not achievg g ADF requirements for a large number of
kitchen/living/dining roo ooms.

% - applicant has applied 1.5%

residential amenity of the ground floor units fronting
r to ceiling windows serving bedrooms and windows
e street/usability of balconies on the High Street is also

onto High St
directl

q

App ate to refuse or omit units that do not achieve internal lighting or usable

private amenity space
Proximity of balcony areas to rear gardens
Site is within the ACA for Balbriggan Historic Core

Number of Protected Structures in the vicinity
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» Proposed development site is a brownfield site that detracts from the streetscape
and from the character of the ACA.

* Integration of buildings on Quay Street will form a strong determinant to the
successful regeneration of this part of Balbriggan

 Limited active frontage onto Quay Street is a concern/concerns in relation to

visual impact and integration.

» Consideration should be given to the inclusion of additional larger retail unj
and/or additional entrances form the development onto Quay Street t
activity and vitality to a key axis in the town centre.

» Block B is actually 8 storeys in height as the lower 3 storeys si lowthe road
level of High Street/Concern is raised in relation to the trapsiti® befveen the 5
recessed storeys and the single storey cottages adjoini

* Massing and height of Block A (6 stories) and Bl ck?hries over street level)
should be further considered/suggested Block A b&vedced by one floor and

Block B reduced by two floors in order to C scale/visual impact
* Deeper set back on the remaining pe uay street
* Glazed curtain wall finish shou ought

e  Weathering of renders in a @ maritime environment raises

concerns/different col or tonal contrasts of brick finishes might work

better

e Provision of the shared amenity rooms would increase
animation/aggtivity/interest

e Own storey duplex (within a three storey block) would underpin the

jahature of the street

e Ret nits are inadequate in size
+ Proposal should align better with the ‘Our Balbriggan Plan’
* Block A is overly high

» Proposed Quay Street building line should be set back slightly to provide better
quality space and public realm
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¢ Maximise commercial and public amenity at street level of Quay Street
o Public Art should be provided

Transport

» Shortfall of 10 cycle spaces

« Unclear of cycle parking provided outside of apartment block is covered/lack of

passive supervision

« Should be no distinction between long term and short term cycle parking

» Proposed residential parking provision is too low/would result in ove il 0
Quay Street and High Street

o No parking provided for retail unit

» Detail and location of EV charging points should be preyided

o Swept Path Analysis/turning movements are tig ' %a is only 4.3m long.
e TTA has underestimated traffic generatiom ons assessed/PA accepts

that the previous shopping centre use wo ad a more significant impact

¢ Road Safety Audits should be carg

Water Services Division

» Note submission of Iris e elation to foul water/water supply

¢ Note existing surf efjffom the site is not attenuated

¢ Inclusion of ﬁ;’)&toofs is a welcome addition
Flood Ris

e Sj

ed as an area of potential flood risk
e Prop is in accordance with the Flood Risk Guidelines
« Proposal is acceptable to the Water Services Section subject to conditions

Parks/Open Space

« Note no public space has been provided/shortfall in public open spaceffinancial
contribution required/will be applied towards the upgrade of Bremore Regional

Park
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8.1.2.

* Play provision should be provided within the open space/provision for older

children required
» Impact of trees on local services/revised tree species should be considered

Nature Conservation

» Only a few trees/small area of scrub on the site/herring gulls/swallows recorded
during the survey work/herring gull is red listed/displaced gulis may nest in the
replacement buildings or in other roofs in the town/bats identified foraging gver
site/no roosts located/with mitigation only minor temporary negative effé
biodiversity/potentially some gains for nature conservation if swift

are colonised

Environmental Health

¢ Noise and dust from excavation and demolition must be ®onsidered

» Noise and air emissions from the residential a itie act on proposed

residential blocks
PartV

¢ Request that a revised proposal isd\bmitted.

Archaeology

* Notes the submission UlRecommended that an Archaeological
h

Impact Assessmen osed development is carried out

Recommendation

cemmendation. The Planning Authority recommends that

D for the following 3 no reasons:

Section 4 sets dut a
permissio

d to the core principles of the National Planning Framework, and the

hich seek to deliver future environmentally and socially sustainable
housfng of a high standard for future residents and to achieve placemaking
through Integrated planning and consistently excellent design; to the
development strategy for Balbriggan contained in the Fingal Development Plan
2017-2023 and Our Balbriggan Rejuvenation Plan (2019 -2025) which seek to
encourage sensitive redevelopment of this area within the ACA of Balbriggan. It
Is considered that the proposed development by reason of the response to the
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8.1.3.

site context, and in particular the design, height scale, massing and positioning of
the apartment blocks, would result in overdevelopment of the site, would be
overbearing and visually obtrusive, and would detract from the character and
amenities of the area, and therefore the proposed development in its current form
would be contrary to the proper planning and sustainabie development of the
area. The proposed development would be contrary to objectives NH38, NH40,
and DMS39 of the Fingal Development Plan (as varied) and would seriously

injure the amenities of the area, including the residential amenity of nearby
dwellings and the visual amenities of the area. The proposed developm
therefore, be contrary to the proper planning and sustainable devel e

area.

2. Having regard to the Sustainable Urban Design Standards e artments
Guidelines for Planning Authorities Issued by the Dep rtm%ousing
Planning and Local Government In March, 2018, the S le Residential
Development in Urban Areas Guidelines for PlagningMutforities issued by
Heritage and Local Government in May, 2 policies and objectives in
the Finga! Development Plan 2017-2023 (m. it is considered that the

response to the quality of a number of

proposed development by reason of t

apartments with Insufficient na ighting, would result in low qualitative

standards of design and laya uld be an overdevelopment of the site. The
proposed development ontrary to objectives DMS30, DMS90, and
PM38 of the Fing nt Plan 2017-2023 (as varied) and would impair
residential ameaity Wb&&njoyed by future residents of the area. The proposed
developmentiwould) therefore, be contrary to the proper planning and sustainable
develo@ e area.
3. % opar parking proposed at 25 spaces for 101 units overall, would by
y

s(ibstantial underprovision, contravene the car parking standards set out

in table 12.7 and materially contravene Objective DMS113 of the Fingal
Development Plan 2017- 2023 which requires parking provision to be in

accordance with table 12.7.

Section 5 sets out conditions in the event ABP are minded to grant planning

permission. Those of particular note are as follows:
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Condition 2 — Block A to be a max of four storey shoulder height /deeper set back
to the floor above this/Omit top two floors of Block B to a maximum of three-

storey shoulder height
Condition 3 — Provide a brick finish which is light to dark brown

Condition 4 — Retail units of greater size and additional active entrances from
Quay Street/Quay Street building line to be set back to allow for at least a 4m
wide foothpath in line with DMURS

Condition 5 — Revised plans to ensure an adequate ADF value/amen
floor units to ensure residential amenity and defensibility

Condition 10 — Relating to play provision/street treesﬁlnanc@)

Condition 13 — Revised Part V proposals

Internal Reports %

Architects Department
Massing and height of Block A and B sh nsndered/both blocks be
reduced by one floor to reduce the scal osed massing/rooflines,

detailing and design could be devef@ped further.

Long windowless corridor spage/i
appear small/lack of exp e‘

Materials should be

rove quality of common areas/kitchens

ntrances

Access to gree

Conservation

‘ g impacts negatively on the ACA.

ridge Street should have been incorporated into the scheme/former
pe ian route in to the shopping centre through this building

Agrees with much of the recommendations within the Architectural Heritage
Impact Assessment/Not convinced that the top floors on either block are

appropriate and ask that they are omitted
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« Narrow nature of western end of Quay Street/potential for building to create an
oppressive atmosphere/overbearing/no objection to shoulder height of 4
storeys/views provided confirm concerns/if not omitted the extent of floor plan of
top floors should be reduced/curtain wall finish should be rethought

« Transition between the 5 storeys of Block B and single story cottages is not
appropriatefimpact of excavation needs to be considered/block with a similar
scale to Harbour View apartments (i.e three storey with recessed fourth storey)
would be acceptableftop floor should be omitted and remaining floor recess€

line with adjoining apartment building/northern gable of sixth floor sho

deeper setback from the cottages
¢ Concerns in relation to weathering of materials

Arts. Culture, Economic Enterprise and Tourism

 Public art to be provided/location to be agreed &

¢ Generally supportive

» Massing could dominate the street @

e Maximise public and commercial ameni

e Frontage on Quay Street sho@ t back/provision of street trees/provide a

better public realm
e Quality of street lightjig x'

Environmental He

o Recommegnd $onditlons in relation to noise/construction works/operational
impac

Envigd (Waste Enforcement & Requlation)

« Recodimendation condition in relation to export/import of soil
Housing
e Request that a revised proposal is submitted.

Parks and Green Infrastructure
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» Note no public space has been provided/shortfall in public open spaceffinancial
contribution required/will be applied towards the upgrade of Bremore Regional
Park

* Play provision should be provided within the open space/provision for older

children required

e Impact of trees on local services/revised tree species should be considered

Transportation Planning

» Development Plan Standards for residential development are norms/gi
practical demand is one space for units with two bedrooms area rking
demand for studios) and two spaces for units with three or eWedr S.

 Parking demand of 81 parking spaces with regard to stgefQard irements and
41 parking spaces for the perspective of minimum practi .1@ king provision

» Some level of visitor parking required

o Commercial parking can be addressed by etpay and display

» Shortfall of 10 cycle spaces

» Unclear of cycle parking provided oulside of apartment block is covered/lack of

passive supervision
e Should be no distinctio e@ong term and short term cycle parking
¢ Detail and location ging points should be provided

* Swept Path lySig/t(¥hing movements are tight/deign vehicle is only 4.3m long.

e TTAhas estimated traffic generation/not all junctions assessed/PA accepts
that t I§us shopping centre use would have had a more significant impact

Audits should be carried out

Foul:

e Note submission of Irish Water in relation to foul water

* Inrelation to foul, it is noted that upgrades to the Quay Street foul pump station
have been identified as a constraint on other applications in the wider Balbriggan
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Catchment/Proposed Development is within the Quay Street Pump Station
catchment/Removal of the existing use and removal of surface water discharging

to the combined system have been considered
Water Supply
« Note submission of Irish Water in relation to water supply

Surface Water

« Note existing surface water from the site is not attenuated/existing foul sew

may be activing as a combined sewer carrying both fou! and surface w
drainage/inclusion of green/blue roofs is a welcome addition

Flood Risk @

« Site is identified as an area of potential flood risk

 Proposal is in accordance with the Flood Risk Guidglin of residential

units are 8.225m OD/min freeboard of 4m over gl m ellpt! flood events

o Proposal is acceptable subject to conditior@
Elected Members

8.1.4. Appendix 5 of the Planning Authorit sion includes a total of 5 submissions
from Elected Members. The iss ed(are summarised as follows:

« Shortage of rental pro &

¢ Proposal will com& ur Balbriggan Plan
* Might facilitate a la mployer

e Welco elopment of the site

inappropriate/contravenes standards in Development Plan

Yuate separation distances
e Lack of mix
e This type of housing unit is not what Balbriggan needs

« Majority of people required a 3 or 4 bed house
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A Housing Need and Demand Assessment for Balbriggan should be carried
out/is a requirement of the NPF/should not approve large residential

developments until this is carried out

Inappropriate density/Balbriggan is located approximately 40km from the City
Centre

Permission must be refused to maintain the integrity of the Our Balbriggan Plan

This is a vital site that offers opportunity to have a café/restaurant with 20-

three bed apartments
Retail units are too small to allow for food offering

Use of the site as a multi-storey car park would allow the exitin d level car
parks to be used as public spaces

SHD process is flawed/only reason for including 10 ts g0 make it an SHD

Have incorrectly referenced Balbriggan as a ajoNGrawth Town which is the old
Designation

SHD is not allowed to ignore the NPF a Balbriggan suffered socio and
ajor growth — therefore re-categorised as a

economtic problems as a result of i

self-sustaining growth town redqu h up investment in employment and

ergganﬂmportant that the population equivalent is
ater include the new loadings that will be put on the

hen they connect up to the sewer from Stamullen in Co.

infrastructure

Capacity of foul sew

shown/lmportant th
Balbriggan Foml S
Meath to thésew
prese, ay be insufficient foul sewer capacity/May lead to pollution of
t o&pAand beach area/impact on the Bracken River

ystem in Balbriggan (which is under construction at

Im n ACA
Is not consistent with the RSES

Will result in transient occupancies
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9.0

9.1.1.

9.1.2.

Prescribed Bodies

DAU
Archaeology

» Recommend conditions
Nature Conservation

« Noted six pairs of herring gulls and a pair of swallows were recorded durin
survey work/herring gull is red listed by BirdWatch Ireland/has colonise
Balbriggan as roof nester in recent years and now commonly nests

that herring gulls displaced will attempt to nest on the new buildi
oMgnon’nesting

and if not nest on other roofs in the town/Swallows are also

species in the Balbriggan area/Leisler’s bat and common , were

identified foraging over site, but survey work on the sit no roosts/swift

nest boxes and bat boxes in the new developm iodss measures to mitigate

d fauna are also proposed/If

the impact of the proposed development o

these mitigation measures are implementgg N ikely that the proposed

development will only have minor terfgorary Tiegative effects on biodiversity, and

there could potentially even be s for nature conservation in the longer

term if the swift and bat box » pY6vided are colonised by the target species
as nesting or roosting Sl

+ Conditions reco &%

Irish Water Cb)
Irish Water connection(s) subject to the following:

e Se flow can be accommodated to the existing 525mm sewer on Quay

t

e Surface water from the proposed development shall enter the Irish Water
network. Applicant is required to contact the LA Drainage Division to agree

arrangements pertaining to the Surface Water network in the area.

e The applicant has been issued a Statement of Design Acceptance for the

development.
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10.0

10.1.1.

10.2.

10.2.1.

10.2.2.

¢ (Conditions recommended
il

e Transport Infrastructure Ireland has no observations to make.

Assessment

The main planning issues arising from the proposed development can be addressed

under the following headings-

¢ Principle of Development

¢ Design and Conservation

¢ Proposed Residential Amenities/Residential Standards
¢ Surrounding Residential Amenity

o Traffic and Transportation

s Ecology/Trees Z
s Flood Risk @

o Site Services

o Other Issues
¢ Planning Authority’s Submi
e Material Contraventio O
Principle of Develop%&
Zoning N
orily have not raised an objection to the principle of the uses

The Planni @v
propose though the submission from the PA has stated that there is limited

actiy, onto Quay Street and consideration should be given to the inclusion
of lar ail units and/or additional entrances from the development onto Quay
Street.

Observer submissions have stated that there will be a loss of employment as a result
of the proposal and there will be a loss of active retail units accessed from High
Street. It is stated that Balbriggan needs investment in employment uses. It is further
stated that the site is zoned Major Town Centre and is not ‘de-facto’ residential
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10.2.3.

10.2.4.

zoning. It is contended that the proposal is a material contravention of the zoning

objective.

The subject site is zoned ‘MC — Major Town Centre’ with the objective to ‘Protect,
provide for and/or improve major town centre facilities’. ‘Residential’ and ‘Retail ~
Local <150 sq. m’ are both permitted in principle. The vision for this objective is
sought to be achieved by further densification of commercial and residential
development which will ensure a mix of uses. Retail provision will be strengthened
and there will be an emphasis on conservation and sustainable transport use.

The proposal incorporates 101 Build to Rent Residential Units and assogj
residential amenities as well as two no. retail units fronting onto High 8tre
retail units are 60.76 sq. m in size and 100.5 sq. m. in size, resp
above, the principle of both residential and retail is acceptabl

location and, as such, proposal complies with the zoning ghjecti r the site, and

does not represent a material contravention of same. pment Plan does

should be provided
nits proposed front onto

Phe residential element of the

proposal, in terms of quantum of floo is by far the largest element (6420.66

pegpoded). That is not an issue, in and of itself,

given the need to develop su %
the urgent need to delive u . In relation to the non-residential uses provided, |
note the proposed retail il provide animation and activity to Quay Street and

ive frontage of the former shopping centre. In relation

sq. m of residential floorspace is
an appropriate residential density, and given

replaces the vac n
to the viability of §he retail units, and in particular the scope for larger and/or
additional Mgt suggested by the Planning Authority and by a number of

obse the casino use opposite appears to be vacant which encompasses
much rontage on the northern side of Quay Street. There also appears to be
two no. vacant units on the southern side of Quay Street, adjacent to this subject
site. | am not of the opinion that a significant quantum of additional retail or service
provision would be either necessary or viable on this site, given its locational
characteristics, set off from the main retail streets in Balbriggan. In addition, the
potential for long standing vacancy of additional units of the site would serve to
create a poor urban environment. The quality of the retail provision that is proposed
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10.2.5.

10.2.6.

under this application is set within a far more attractive urban environment than that
which currently exists, which is dominated by the vacant frontage of the former
shopping centre and, on the opposite side of the street, by the non-active frontage of

the casino building.

Core Strateqy
The Fingal Development Plan 2017-2023 (incorporating subsequently adopted
Variations 1, 2 and 3) sets out that Balbriggan is a Self-Sustaining Town within the
Core Area. It is noted that the regeneration of the town is a key aim of FC

being managed through the targeted ‘Our Balbriggan’ strategy. Objecti

sustainable growth in the settlement. Table 2.2 sets out remaini within
Balbriggan and is noted that there is capacity for 4332 unit i briggan. Table
2.4 updates this residential capacity, and as of Septemper Jnere is capacity for
3,805 residential units. The proposed development of 1
is unlikely to breach the core strategy allocation give
town for 3,805 units as of September 2019.

As pointed out in a number of observer sub@on the application, | note that
the applicant's supporting documentatiohefers to Balbriggan as a ‘Large Growth
ation was amended to a Self-Sustaining

the large capacity in the

Town — Level II'. | noted that thisdes
evelopment Plan, adopted on 19t June

Town by Variation No. 2 of the

2020, and effective from % date, to reflect its designation in the Regional
Spatial & Economic % astern & Midland Regional Assembly (2019-2031)
This designation,ig sURgONEd by Objective SS19 of the Fingal Development Plan (as
varied) which seks t3 ‘Support and facilitate residential, commercial, industrial and

communi Vv ent to enable Balbriggan to fuffil its role as a Self- Sustaining

Town imige ement Hierarchy recognising its important role as the largest town in
the %

a'. As noted in the RSES-EMRA, such self-sustaining towns are towns
that require contained growth, focusing on driving investment in services
employment growth and infrastructure whilst balancing housing delivery. In relation
to same, | note the Development Plan (as varied) notes that major infrastructural
projects involving major upgrades to the water supply, foul drainage and roads
infrastructure have been carried out in Balbriggan and its environs. As such, the
principle of a residential led development within the town centre of Balbriggan is in
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10.2.7.

10.2.8.

10.2.9.

line with its designation as a Sel-Sustaining Growth Town, and is in line with

Objective SS19 of the Development Plan.

Build to Rent (BTR)

The Planning Authority have not raised an objection to the BTR nature of the
development. | note a number of observer submissions have stated that the BTR
development will be more suited to transient residents and that a mix of rented and
owned properties is more favourable for current housing need. | have considered

these issues below.

The proposed BTR units are described as long-term rental, to remain owged,ard
operated by an institutional entity for a minimum period of not less th 5 s. It
therefore falls within the definition of BTR provided in section 5.30 Apartment
Guidelines, i.e. 1.“Purpose-built residential accommodation a ted

amenities built specifically for long-term rental that is man serviced in an
institutional manner by an institutional landlord.”

Section 5.7 of the Guidelines notes BTR deve deliver housing units to
the rental sector over a much shorter timesca ditional housing models,

ired increase in housing supply

the scale of increased urban housing

making a significant contribution to the
nationally, identified by Rebuilding Ire
provision envisaged by the Natig @ ing Framework. It is noted within the

Guidelines that, with such sfes, once constructed, the overall scheme is
available to the rental 2 much shorter timescale on completion and the
investment model ig t capable of delivering a much higher volume of housing

than traditional flodels\ The Guidelines also note that these types of housing
choice and flexibility, and support economic growth and

which provides the opportunities for tenants to be part of a community, and o seek

to remain a tenant in the longer term, rather than a more transient development

characterised by shorter duration tenancies.

10.2.10. SPPR 7 of the Guidelines sets out a number of requirements for BTR developments

including inter alia the need to adequately describe same within the public notices
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associated with a planning application, the need for a legal agreement to retain it as
a BTR development, and also sets out conditions that should be attached to any
grant of permission. It is also set out that BTR proposal should be accompanied by
details of supporting communal and recreational amenities which should include (i)
residential support facilities — comprising of facilities related to the operation of the
development for residents such as laundry facilities, concierge and management
facilities, maintenance/repair services, waste management facilities, etc. and (i}
residential services and amenities — comprising of facilities for communal
recreational and other activities by residents including sports facilities, sh
TV/lounge areas, work/study spaces, function rooms for use as privatg dini d

kitchen facilities, etc.

10.2.11. As per the application documentation, two no. shared amenifaspaes dre provided

at ground floor level which total 217 sq. m. This includes a
a library, meeting room, kitchenette, co-working space,

sidents’ lounges,
s play area and gym.

The management of these aspects, and other aspects,of development, is set out

in the Property Management Strategy Report whi
am satisfied that the BTR units are in acco

acgompanies the application. |
ith the requirements of SPPR 7.

10.2.12. SPPR 8 of the Apartment Guidelines out a number of planning criteria to be
applied when assessing a BTR sc : set out within same that there will be no
restrictions on dwelling mix ane ility shall apply to the provision of storage
and private amenity spac a-0nit, on the basis of the provision of alternative,
compensatory commugal facilities and amenities within the development.

d

here should be a default of minimal or significantly
sion on the basis that such BTR development being more
ations and/or proximity to public transport services. It is also

Furthermore, it is
reduced car pa

suitable fo t
stated fhat requirement that the majority of all apartments in a proposed scheme

ex nimum floor area standards by a minimum of 10%, and the
require t for a maximum of 12 apartments per core, shall not apply to BTR
schemes.

10.2.13. In relation to same, | have considered the mix of units, amenity space, storage
provision, floor areas and the number of apartments per core in Section 12.4 below.
Car parking provision is considered in Section 12.6 below. In relation to the implied

locational requirements of BTR schemes, | note the site is located within a central
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town centre site, within 350m of Balbriggan Rail Station and served by a number of
bus services (see further discussion of same below). Therefore | am satisfied that

the location of the site is suitable for a BTR scheme.

Density

10.2.14. The Planning Authority have not objected to the principle of density, but have raised
related concerns in relation to the overall design of the proposal and standard of
amenity provided (as set out in Sections 12.3 and 12.4 below).

10.2.15. A number of observer submissions have stated that the density is inappropri
note that Balbriggan is located approximately 40km from the City Centr r h

densities would be applicable. An observer submission has stated t
represents a material contravention of the Development Plan while

noted that it is not consistent with Objective PM41 of the Plan) té€s to density.

10.2.16. The applicants contend that the site can be defined as an diate Urban
Location’ as defined within the Sustainable Urban Housi sign Standards for

New Apartments; Guidelines for Planning Authemigjes :
10.2.17. The proposed density is 240 units/ha. Incyeas ntial density at appropriate

section 28 guidelines, as well as within

locations is national policy and articul
Regional Policy and is also suppo#iqg
increases in density are to engsu %
10.2.18. In relation to national pojicy® PrOigst Ireland 2040: National Planning Framework
(NPF) seeks to delivg§o act urban growth. Of relevance, objectives 27, 33

and 35 of the NBF seek rioritise the provision of new homes at locations that can
detelopment and seeks to increase densities in settlements,

ihin the Fingal Development Plan. Such
icient use of zoned and serviced land.

support sus
through a'r measures.

10.2.19.In r@regional policy, the site lies within the Dublin Metropolitan Area
Strategic¥’lan (MASP) as defined in the Regional Spatial & Economic Strategy
(RSES) 2013-2031 for the Eastern & Midland Region. A key objective of the RSES is
to achieve compact growth targets of 50% of all new homes within or contiguous to
the built-up area of Dublin city and suburbs. Within Dublin City and Suburbs, the

RSES support the consolidation and re-intensification of infill/brownfield sites to

provide high density and people intensive uses within the existing built up area and
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ensure that the development of future development areas is co-ordinated with the
delivery of key water and public transport infrastructure.

10.2.20. In relation to Section 28 Guidelines, | note the provisions of the Sustainable Urban
Housing: Design Standards for New Apartments Guidelines for Planning Authorities
(2020) which state, with respect to iocation, the guidelines note that, general terms,
apartments are most appropriately located within urban areas. As with housing
generally, the scale and extent of apartment development should increase in relation

to proximity to core urban centres and other relevant factors. Existing public

transport nodes or locations where high frequency public transport can

that are close to locations of employment and a range of urban ame

parks/waterfronts, shopping and other services, are also particu
apartments. E

10.2.21. In relation to local policy, Objective PM 41 of the Fingal De nt Plan supports

increased densities at appropriate locations, whilst also g quality design and
protection of amenity. | have considered the issug of and amenity in the
relevant sections below. The Development t set out a limitation on
residential density and as such | am not of e proposed density represents

a material contravention of an objectivengf the Development Plan.

10.2.22. In terms of location, the site withi own centre of Balbriggan, and as such is
central by virtue of this locatjo ithin approximately 350m (5 min walk) of
Orrently served by the Northern Commuter Route
ndalk. Trains from Balbriggan connect into DART

ortmarnock. In terms of bus services, the site is within

between the City Cept
services at Malahj
services which serve Balbriggan including the 33, 33X,

192 offering services to Dubiin City, Dublin Airport, Drogheda

250m of a numB@er of
101, 101

and |

10.2.23.Inrela future public transport proposals, and in response to the concerns
raised by a number of observers in relation to the capacity of the current train
service, the recently published National Development Plan 2021-2030 (published
October 2021) sets out that DART+ is a Strategic Investment Priority, which includes
DART+ Coastal North to Drogheda via Balbriggan. Information on the dedicated
project website sets out that the DART+ Coastal projects will allow for additional
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10.2.24.

10.2.25.

10.2.26.

10.3.
10.3.1.

passenger capacity and enhanced train services between Drogheda in the north to
Greystones in the south (covering approx. 86km). The DART+ Coastal Projects are
funded by the National Transport Authority, under Project Ireland 2040. Upon
completion, DART+ Coastal Projects will see the extension of electrification of the
line from Malahide to Drogheda with improvements along the existing DART line
from Malahide/Howth fo Greystones. Information on the dedicated project webpage
indicate that this project is at an early stage within an assessment of options
currently being undertaken. In relation to future bus services, the BusConnects
programme sets out that Balbriggan will be served by the L85 Local Bus S
which will serve Balbriggan, Skerries, Rush/Lusk, Swords and the Airp

every 30 minutes.
| am of the view that, notwithstanding the proposed transport i v s for
Balbriggan, the site can be defined as an ‘Intermediate Urpan [COcatibn’ as described
with the Apartment Guidelines, with such locations aregen uitable for smaller-
scale (will vary subject to location), higher density %’n t that may wholly
comprise apartments. The nature of the devel osed here, a relatively

small scale apartment development of 101 re nits, with a density of 240

units/ha, is supported in principle by thesenxguidelines.

In relation to the criteria as set o stainable Residential Development in
Urban Areas — Guidelines fo % Authorities (2009), it is my view that the site
c ory of a ‘Public Transport Corridor’. The

usg planning should underpin the efficiency of public
inable settlement patterns, including higher density, on

can be considered unde

Guidelines set out th

transport service
lands within gxis onplanned public transport corridors (my emphasis). Given the

planned i nts to the rail network, it is considered that the density as

propgé elS supported by these guidelines.

While théjgrinciple of the proposed density is acceptable, additional considerations
such as the overall standard of design and the quality of accommodation provided,
apply, and | have considered these issues in the relevant sections below.

Design and Conservation

The applicant has submitted a number of documents relating to the design, layout

and visual appearance of the development, as well as relating to impacts on
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10.3.2.

10.3.3.

architectural heritage, including an Architectural Design Statement, a Landscape and
Visual Impact Assessment and associated Viewpoints Document, a Residential
Quality Audit, an Architectural Heritage Impact Assessment and a Landscape
Strategy & Design Report. Further justification for the design and layout of the
proposal is also set out in the Planning Report and Statement of Consistency.

In summary, the proposal is to demolish the disused former shopping and existing
shed building containing a Cycling & Angling Store and ESB substation, and to

the top two floors. Block B, facing onto High Street, is 5 sto setbacks on the
top two floors. Block C, located to the south of the site i ys in height. Access
to the site is provided on two levels, one from Quay 3tteeyand the other from High

Street. A vehicular entrance to car park is locate ay Street below Block A.

The existing site exhibits a significant level @‘.
Street to Quay Street, and subseque propU%Ed Block A sits at a lower level than
proposed Block B. Viewed interna e courtyard, Block B reads as a 7 storey

building over car park (and is @s er proposed ground/car park level).
a

The Planning Authority ha&n number of concerns in relation to design and
conservation issues. Itfis at proposal is an overdevelopment of the site and

e standards of design and layout and that, without

ce over the site (9 m) from High

will not achieve hi

omission of th upper fioors, the proposal will lead to a material

contravent} : alia, Objectives DMS30, DMS39, DMS80, DMS157, DMS158,
NH38, ng PM38 of the Fingal Development Plan 2017-2023. It is stated that
Blo ally 8 storeys in height as the lower 3 storeys site below the road level

of High Ytreet. Concern is raised in relation to the transition between the 5 recessed
storeys and the single storey cottages adjoining. It is set out that the massing and
height of Block A (6 stories) and Block B (5 stories over street level) should be
further considered and it is suggested that Block A be reduced by one floor and
Block B reduced by two floors in order to reduce the scale/visual impact, with a

deeper set back on the remaining upper floor on Quay street. It is also set out that
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10.3.4.

10.3.5.

10.3.6.

the proposed glazed curtain wall finish should be rethought, with concern raised in
relation to the weathering of the proposed render in a maritime environment. The
submission also sets out that the proposed Quay Street building line should be set
back slightly to provide better quality space and public realm.

The Planning Authority have ultimately recommended refusal for the proposed
development for 3 no. reasons, the first of which refers to infer alia the design,
height, scale, massing and positioning of the apartment blocks, which would result in
a overdevelopment of the site, would be overbearing and visually obtrusive,

would detract from the character and amenities of the area. It is set out th
proposal would be contrary to Objectives NH38, NH40 and DMS39 of

Development Plan. | have considered the issues raised in the Pla

submission, as relates to design and conservation issues, bel

The maijority of observer submissions raise concerns in refgtion e design of the
ite isting detracts from

proposal. Many submissions acknowledge that curre
the streetscape and ACA. However it is stated th e culrent proposal does not fit
contravenes the aims of the

well with the vision of the Rejuvenation Progr@

Balbriggan Rejuvenation Plan. It is set oyt tha osal represents an

ight, scale and bulk of the design is not
ith the area. It is contended that there

overdevelopment of the site, and tha
suitable for the ACA and is out of/k®gpi
would be a negative impact whe @ 2d from the harbour, coast and railway

viaduct. it is contended I (5 storey) would dwarf existing 1 and 2 storey
properties. The impq&rot cted Structures, and on the ACA generally, is cited

t that the proposal would create a gated community

as a concern. It |

contrary to opj 5@18—32. It is stated that the proposal is not in accordance with

the Archit@ritage Protection Guidelines for Planning and is generally not
ithPDevelopment Plan objectives as relates to design and conservation.

Itis als ed that the proposal does not comply with the requirements of the
Building Height Guidelines and the Board cannot grant permission where these

cannot be satisfied.
Demolition

In relation to the demolition of the existing structures on site, the disused former
‘Shopping Centre’ and existing shed building containing a Cycling & Angling Store
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10.3.7.

10.3.8.

and ESB substation, most submissions do not raise an objection to same, although a
submission has raised concern in relation to the loss of the outbuilding and historical
fabric on the site and site boundaries. | note that the site lies within an Architectural
Conservation Area (ACA). The application is accompanied by an Architectural
Heritage Assessment which concludes that the existing 1980s building on the site
has a negative impact on the urban realm. Itis noted the vernacular outbuilding
(which houses the existing cycle and angling shop), while retaining the rectangular

form and some of the earlier openings, has been heavily modified by the addltig

an altered roof profile, infill of existing openings, application of a pebbleda
and the construction of single storey lean to shelters. The existing b

treatments to the High Street, which include a partially retained
fagade, are concluded not to be of sufficient merit to retain.

proposed to retain the original fabric of the standing sectio
incorporate it into the proposed scheme. It is also prop t ain the existing
passageway to facilitate access to the courtyard s 5 cur that the existing
shopping centre detracts from the visual amenj d character of the ACA. | accept

that the existing vernacuiar building has bem modified and the retention of
t

same, is not warranted or feasible, in the in developing a scheme that

feasible, the existing boundary
with Table 12.11 of the Development Plan

allows for an efficient use of the sit

treatment fabric has been retaipesmin
(see detailed discussion of % w).
Height/Massing/Visual )ﬂ‘bac acts on Views/Impacts on Architectural Heritage

In relation to the pr& ights, | note that the National Planning Framework
supports increafes i sities generally, facilitated in part by increased building
heights. It jg*Set at general restrictions on building heights should be replaced
by performa@ceLriteria that seek to achieve well-designed high quality outcomes in
jeVe targeted growth (NPO Objectives 13 and 35 refer). The principle of
eight, such as that set out here, is supported by the NPF therefore,

orde
increasel
subject to compliance with the relevant performance criteria.

In relation to Section 28 Guidelines, the most relevant to the issue of building
heights, is the Building Height Guidelines (2018). Within this document it is set out
that that increasing prevailing building heights has a critical role to play in addressing
the delivery of more compact growth in our urban areas. (Section 1.21 refers).
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10.3.9.

10.3.10.

10.3.11.

Section 3.2 of the Guidelines set out development management criteria to be applied
when assessing deveiopment proposals for buildings taller than prevailing building
heights. SPPR 3 of the Height Guidelines states that where a planning authority is
satisfied that a development complies with the criteria under section 3.2 of the
guidelines, then a development may be approved, even where specific objectives of
the relevant development plan or local area plan may indicate otherwise. In this
instance, there is no specific restriction within the Development Plan in relation to the
heights proposed here. However, given that the heights proposed are generally
higher than prevailing building height, the criteria contained with Section 3.
guidelines are an appropriate framework within which to address the is igit,

and the scale of the proposal generally.

Scale of the town
At the scale of the town, | note the site is located within B '%own Centre,
with the access to the shops and services therein. Thefgxis§hg edestrian routes are
of relatively good quality, with improvements to thé@\ proposed along Quay
Street, although | note a pinch point at the non of High Street where
pedestrians are forced onto the road for gome 98 L /(®e discussion on same in
Section 10.6 below). There is no cy¢ along Quay Street and High Street
although there are plans set out lopment Plan to provide same. The town
etailed discussion on same in Section 10.2

is well served by public trangifo

above).

A further criteria wi dht Guidelines relates to impacts on architecturally

sensitive areas, fn key [@¥dmarks and on key views. | note the proposal is supported

by a Lands sual Impact Assessment, as required by Section 3.2 of the
Guideli
inrela impacts on architecturally sensitive areas, | note the application site lies

within an’Architectural Conservation Area (ACA) and lies within proximity of a
number of Protected Structures. Such ACAs and Protected Structures are given
special protection under Part IV of the Planning and Development Act, 2000 (as
amended), which provides the legal basis for the conservation and enhancement of
architectural heritage. Appropriate treatment of same is set out within the
Architectural Heritage Protection Guidelines for Planning Authorities (2011) and

ABP-311095-21 Inspector's Report Page 50 of 157



Section 3.10 of same sets out criteria for assessing proposals within ACAs.
Generally, it is set out that it is preferable to minimise the visual impact of proposed
structures on the setting of an ACA. It is further set out that the scale of new
structures should be appropriate to the general scale of the area and should not be
its biggest buildings, with the paiette of materials and detailed design reinforcing the

area's character.

10.3.12. The Fingal County Development Plan sets out a number of policies and objectives
as relates to ACA’s, and this includes, but are not limited to; Objective CH3
aims to produce detailed guidance for each ACA within the county, and
on works that would impact on same: Objective CH37 seeks to retai ality
older buildings, through the designation of ACAs and via the RP : reYfey
contribute to the character of a town; Objective DMS157 refeps t prépriate
development within an ACA and Objective DMS158 states cations for
works within an ACA shali have regard to the informatio ned in Table 12.11.
Table 12.11 sets out direction for proposed devel nt Within ACA'’s, which refers
to inter alia the need for new development to foflloWsa sdnsitive design approach that
plot sizes, proportions and materials ofghe a
site. The need to retain the legibili rban grain, the articulation of original plot
divisions and to the maintenan ctiye frontages is set out.

10.3.13. In relation to Protected Str gin the vicinity of the site, there are a number
within the immediate vj e site (as set out on Map No 4 ‘Balbriggan’ of the
CDP and as set o Fi f the applicant’s Architectural Heritage Impact
Assessment). The clqseBt Protected Structure adjoins the south-western boundary of

the site, at treet. This is also referred to within the National Inventory of

i %age (NIAH) and is listed as being of Regional Importance. Other
rdctures include Balbriggan Carnegie Free Library, which is listed as
egional Importance in the NIAH, and located on the corner of High Street
and The Square. No 19 Bridge Street is a Protected Structure and is listed as being
of Regional Importance in the NIAH. ‘Kincora’ to the northern end of High Street is a

Protected Structure. Forester's Hall, 17 Quay Street is not a Protected Structure but

is listed as being of Regional Importance in the NIAH.

respects the established character of the A 2rmns of the scale, massing, bulk,

ng buildings to the development
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10.3.14. As noted, the application is accompanied by an Architectural Heritage Assessment.
This report concludes that the proposed redevelopment of this site will have a
considerable impact on the character of the site and the ACA, and that it presents an
opportunity to repair the urban fabric that is visually marred by the existing shopping
centre. In terms of the anticipated impact on the character of the ACA, it is set out
that Blocks A and B are aligned with the enclosing streets to maintain rhythm of the
streetscape and reinforce the original building line. Specifically in relation to the
height, it is set out that the visual impact is mitigated by the articulation of the
building form to harmonise with the existing urban context. Existing topogr
the use of setbacks and varied materiality has reduced the visual impa

and B. In relation to the materials proposed, it is set out that the prg @ rials
AQf, ard include

have been selected to complement the traditional materials of
brick and render for the main body of the building up to shoul
and pressed zinc ciadding for the upper set back floors, V

with glazing
phasis is added

by the use of alternating light red coloured brick, buff colur brick and painted

render, to recreate the rhythm of the historic pl IMerms of impacts, it is set out

that there will be no impact on the setting of Gg -.= :
corporated within the scheme,

guare or Bridge Street. It is

concluded, that as a result of the designAgature
some of which have been set out a . roposal will have a positive visual

impact on Quay Street, will add e o the ACA and will encourage pedestrian
movement from the prima Brifige Street) to the amenity of the nearby
t

beach. In relation to Higji S is concluded within the report that the proposed

elevation on High N& utes a well-considered scheme that positively
contributes to th€ ACAs IPferms of impacts on surrounding Protected Structures no

physical al ame are proposed and that no negative impacts on the
setting a anticipated.
10.3.15.Inrela visual impact and impacts on key views, the application is accompanied

by a Landscape and Visual Impact Appraisal which considers same. | note that the
site lies within a ‘Highly Sensitive Landscape’ as defined in Map 14 ‘Green
Infrastructure’ of the CDP. The LVIA notes that the site is visible from long-distance
views, predominantly from the north at the Lighthouse, the harbour, from the viaduct
and when moving along Quay Street, High Street and through Quay Street Park. The

report concludes that the site itself is of little to no value in terms of landscape and
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townscape character. It is concluded within the report that the impact of the
development is the change of the site from its current poor quality and derelict
condition to a contemporary new residential, town centre building cluster and there is
only a limited effect on the Coastal Character Area. In terms of the impact on the site
and the environs, it is concluded that, during construction, the proposed
development would have a temporary adverse impact, but post completion it is
expected to have a beneficial long term, permanent effect on the landscape and

each viewpoint is set out. Impacts are either considered neutral (Viewg 1
beneficial (View 2, 4, 5, 8, 11, 12, 13, 14) or there will be no chang@to t W
(Views 8, 9). No negative impacts are expected.

10.3.16. In relation to the conclusions of the above reports, and spedii if relation to
Blocks A and B, | concur that the sensitive use of altern terials and colours,
along with the use of modulation such as recesse in elevations, emulates
the traditional block widths and urban grain of Hig rget and Quay Street, up to

% r that the upper floors are as
oncerns in relation to the upper two

shoulder height at least. However, | do not
successful. In relation to Biock A, | hayé seriol
floors of same, which to my mind aring and a dominant feature, and which

do not respect the existing sc pipdominant heights of the ACA, contrary to
guidance as set out in the Afc al Heritage Protection Guidelines and contrary

to Development Plan i nd guidance, in particular that guidance as set out
e. s evident from both shorter views towards the site, and

in Table 12.11 of s
from longer dis?;C te there are longer views towards Quay Street (and
BI

S k A) from the harbour and town car park. | refer the Board to
sk, 8, 10, 11, 12, 13 and 14 of the Photomontages & CGi document

which front onto Quay Street, and views should have been provided from this
vantage point. The use of the zinc ctadding and curtain wall glazing perpetuates the
incongruous nature of the upper two floors, in my view, given their divergence from

the prevailing materiality of the ACA.
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10.3.17. In relation to Block B, notwithstanding the higher elevation of this area of the site,
there are more limited views towards this block, and subsequently the wider visual
impact, and the wider impact on the ACA, is therefore less profound. However, there
are short to medium distance views to same, especially from the northern end of
High Street, at the junction with Quay Street, where the proposed block is seen from
a lower vantage point, perpetuating the visual impact of this block. Block B also sits
adjacent to the single storey cottages along High Street (with a 3.9m setback from
the gable end of the nearest single storey property on High Street), and the traned
from single storey to five storeys in height is stark, notwithstanding the setb
the upper levels. As per Block A, the materiality of the upper floors is at
prevailing materiality of the ACA. | am of the view that the upper flo ul
omitted from this Block, and the setback of the 41" floor from the.&[nJW§ stofey
properties on High Street should be increased (the 4 floor asw
Street — this floor is in fact the 6 floor as per the submijtte

rom High
. as the upper

floors of this block present a dominant and overbeaging appggrance where there are

views towards same, at odds with the characterq , and contrary to

guidance within Development Plan. | note tha @.& anning Authority, whilst
recommending refusal, have suggested€\conditloh that Block A be reduced by one

storey, with the remaining upper flo to a greater degree, and Block B by
two, should the Board be minden ermission. However, | am of the view that
the visual impact of Block Ad§fareater, and a reduction in height of two floors is
warranted in this instangg. d above, the visual impact of Block B is limited,
but in medium ter x n its immediate context, the 5 storey height is
excessive, Howél’j ot of the view that the omission of the two upper floors is

e amendments as suggested above being conditioned.

warranted,

10.3.18. In relatid™ g
the de

on Bridge’ Street, from the hotel and from proposed Blocks A and B. | am of the view

C, | note that this is limited to 3 storeys in height, and is set within

ent site, with views of same limited to those from the rear of properties

that the scale of same is appropriate and subsequently the visual impact of same is

acceptable.
District/Neighbourhood/Street

10.3.19. At the scale of the district/neighbourhood/street, | am of the view that the lower
floors, up to shoulder height, respond well to the context of the site, and provide a
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positive contribution to the creation of a streetscapes along Quay Street and High
Street. However, | do not consider that overall height, scale and appearance of the
proposal provides a reasonable transition between the lower heights of adjoining
developments, and the higher built form proposed here. As per the discussion
above, | am of the view that the upper floors of Blocks A and B are excessively
dominant, given the existing low rise nature of High Street and Quay Street and

having regard to the wider views that exist towards Quay Street.

10.3.20. In relation to the detailed design of the development, including the material

10.3.21.

proposed, the Design Statement sets out the approach to same. In relation k
A, fronting onto Quay Street, brick is the predominant material to 4 der

of glass and spandrel for the recessed 6th floor. Simila 'v als are proposed for
the upper two setback floors of Block B, with brick Uthsed\er the lower 3 storeys,

also in order to break down the massing of ‘@-.
interest. In relation to Block C, this dog€ not NEVE a street frontage. This is a smaller

block containing 4 no. apartment rials are a buff brick with small elements

of white render. As discussed aboV o shouider height at least the proposal is

successful in its integratio itreetscape and positively contributes to the

character of the ACA t treetscape generally. However | share the concern

of the Planning Aungem rglation to the weathering of the render, and | am of the
b

view that this s placed with a lighter coloured brick, where appropriate.
This amen @g}e sought be way of condition. As noted above, | am of the
view tha thack floors are overly dominant, and this is not mitigated by the use
materials, which are not considered to be reflective of the materiality

lighten the overall appearance of the proposal, as purported by the applicants in the

Design Statement.

In terms of the public realm, as noted above the proposed retail units, and to a lesser
degree, the residential amenity areas, provide activity and animation to the Quay
Street elevation. A defined street edge is provided by the proposed built form. In
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addition, upgrades to the existing footpath are proposed along Quay Street which will
further enhance the public realm, over and above the existing situation.
Notwithstanding its non-statutory nature, | am of the view the proposal, subject to the
amendments as | have suggested above, complies with the broad aims of the
Balbriggan Rejuvenation Plan, as relates to Quay Street. Street planting is proposed

on High Street.

10.3.22. In conclusion, | am of the view that, subject to the amendments as suggested above,
the proposal would be in keeping with its immediate and wider context, and th
visual impact of same and the impact on the landscape would be accepta

line with the guidance as set out in Section 28 Guidance and

Development Plan.

10.3.23. Criteria 3.2 sets out that, at the neighbourhood scale,4opdgals’such as these are

expected to contribute positively to the mix of use buiMing dwelling typologies, |
have considered the mix and building typolog Section 10.4 this report,
and | have concluded the proposal comples L riteria.

3.2 include the need to ensure that

10.3.24. Further criteria to be considered wit
the massing and height of the pr elopment is carefully modulated so as to
maximise access to natural l| ntilation and view and minimise
overshadowing and los Xﬂh appropriate and reasonable regard taken of
quantitative perform

any alterftive, compensatory design solutions must be set out. | have set out my
assessment of the internal amenity of the proposed units, as results to daylight and
sunlight in Section 10.4 below, and | am satisfied that a sufficient standard of
daylight and sunlight would be provided to the units and that where minor shortfalls
have been identified, sufficient compensatory design solutions are proposed within
the scheme. | have considered the issue of overshadowing of proposed amenity

spaces in Section 10.4 below. | have considered the issues of surrounding
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residential amenity, in relation to overshadowing, daylight and sunlight in Section
10.5 below, and | am satisfied that there will be no significant adverse impact on
surrounding residential amenity, as relates to daylight, sunlight and overshadowing

impacts.

10.3.25. In relation to specific assessments, the Guidelines require that such assessments
may be required, and refer to an assessment of micro-climatic effects, assessments
of impact on bat/bird flight lines and an assessment of telecommunications impacts.

In relation to same, | note that the applicants have submitted a ‘Microclimatje*

determined to be generally suitable for the same activities.
adverse impacts resulting from micro-climatic wind effects.
the height is such that any other specific technical asse
telecommunications study is required nor are the site\senti
and bats) such that at a specific bat or bird collisiost y/assessment is required.

10.3.26. The Design Statement submitted with the a evaluates the proposal against
teria set out in .28 Urban Design Manual —

the criteria in context of the 12 design

A Best Practice Guide and it is sta e proposal complies with same. In

relation to the criteria set out t @:

proposal in relation to sa

Criteria 1 Context %
’&u

esign Manual, | have evaluated the

10.3.27. | have consider e in paragraph in detail above and | have concluded that

as submittegh, tfg ovelall scale and quantum of development is inappropriate for the

site’s co | have suggested conditions that would serve to reduce the overall
scal and visual impact, and that would resuit in a development more in
keepi in its immediate and wider context.

Criteria 2 Connections - How well connected is the new neighbourhood?
10.3.28. | have considered this issue in detail in Section 10.2 above.

Criteria 3 Inclusivity - How easily can peopie use and access the development?/
Criteria 9 Adaptability How will the buildings cope with change?
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10.3.29. The proposal includes a mix of studio, 1 and 2 bed units and the buildings and
outdoor spaces in the development have all been designed to be Part M compliant

and follow universal design principles.

Criteria 4 Variety - How does the development promote a good mix of activities?

10.3.30. Given the nature of the proposal as a Strategic Housing Development, the proposal
is by definition limited in terms of the mix of uses that can be provided. However,
residential amenities totalling 217.03 sq. m and 2 no. retail units have been provided,

and overall therefore a good mix of activities has been provided.

Criteria 5 Efficiency - How does the development make appropriate use@ :

resources, including land?

10.3.31.1 have considered the issue of the quantum of development, i nsity, and
while the principle of the density is acceptable, having regard | the locational
characteristics of the site, the overall scale and massing o velopment, as
proposed is inappropriate for the site context. | hayg sudges d amendments to
overcome these concerns. In relation to energy-efgi /the Building Lifecycle
Report sets out a number of energy efficient % L g that have been incorporated

into the design, which will uitimately reddg the overall light and heat demand of the

finished units.

Criteria 6 Distinctiveness - H roposals create a sense of place?/Criteria
12 Detailed Design - Ho IMgought through is the building and landscape design?

in the above discussion (in terms of design and

10.3.32. | have considered t

layout) and in S m
design).

|
aWut /How does the proposal create people friendly streets and spaces?

elow (in terms of open space provision and landscape

10.3.33. The sC d characteristics of the site are such that no thoroughfare streets would
be feasibfe, in the interests of ensuring an efficient use of the site. | have considered
the issue of streetscape, and activity and animation at ground floor level above, and

the issue of permeability in Section 10.6 below.
Criteria 8 Public Realm - How safe, secure and enjoyable are the public areas?

10.3.34. The limited scale of the site is such that no public open space or public areas have

been provided within the site.
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10.3.35.

10.3.36.

10.4.
10.4.1.

10.4.2.

Criteria 10 Privacy and Amenity — How does the scheme provide a decent standard

of amenity?
| have discussed compliance, or otherwise, with this criteria in detail in Sections 10.5
(in terms of neighbouring amenity) and 10.4 (in terms of residential standards).

Criteria 11 Parking - How will the parking be secure and attractive?

The quantum of parking is discussed in Section 10.6. In terms of compliance with
Criteria 11, | note that the proposed car parking will be easily accessible to regidents
and are within a secure environment. Secure cycle parking facilities are psé

Proposed Residential Amenities/Residential Standards/Mix

The Planning Authority have stated that confirmation should begoudht that the
relation to the

minimum requirements for kitchens has been met and rais
tegms of proximity,
its. It is stated that the

residential units at ground and first floor within the courtyar
overshadowing and low light levels achievable withip th
development may not achieve minimurn ADF reguirethent¥for a large number of
kitchenfliving/dining rooms and bedrooms a efault ADF Value for KDLs is
2% whereas the applicant has applied 1.59 s are also raised in relation to
the residential amenity of the ground r units fronting onto High Street and the
usability of balconies on the High Iso questioned and it is stated that it is
appropriate to refuse or omit @- not achieve internal lighting or usable
private amenity space. Thﬁ‘ g Authority’s recommended reason for refusal

No. 2 refers to the insuyffic ural lighting provided to the units and to the low

gualitative stancfar@!%(S ign and layout and state the proposal would be contrary
to objectives DPIS30 90, and PM38 of the Fingal Development Pian 2017-2023

(as varied

)Ssions have stated that the studio and 1 bed units are too small and
2ed for family homes. It is contended that the development does not

provide ddequate living space or outdoor space and that little is offered to the
existing community. It is contended that separation distances are inadequate and
that an inadequate assessment of daylight and sunlight and overshadowing impacts
has been carried out. It is further stated that an increased carbon footprint will result
of the development. It is stated that there is no public open space and that a civic
space shouid be provided. It is stated than the use of 1.5% ADF assessment criteria
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10.4.3.

10.4.4.

10.4.5.

uses for kitchen/living/dining spaces is incorrect. It is stated that there is a shortfall in
the number of dual aspect units and that long unventilated corridors reliant on
artificial lighting have been provided. Furthermore it is stated that the private open

space at ground floor level is poor.

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 BRE
criteria, with measures to be taken to reduce overshadowing in the develop

Sections 6.5 to 6.7 of the Sustainable Urban Housing: Design Standards e
Apartments (December 2020) also contain similar requirements as rei§fes light

provision. However, it should be noted that the standards descri E
of the BRE

ot mandatory

guidelines are discretionary and not mandatory policy/criteria.
209 Guidelines states that the advice given within the doc
and the aim of the guidelines is to help, rather than cofigtrang th€ designer. Of
particular note is that, while numerical guidelines ivef) with the guidance, these
should be interpreted flexibility since natural Iionly one of many factors in
site layout design, with factors such as vjgws, P ad Ysecurity, access, enclosure,
microclimate and solar dazzle also pla ole in site layout design (Section S of

BRE 209 refers).
Objective DMS30 of the Fingx ment Plan seeks to ‘Ensure all new
[ e

residential units comply ommendations of Site Layout Planning for

Daylight and Sunli hx? to Good Practice (B.R.209, 2011) and B.S. 8206
Lighting for Buildings, Pal¥’2 2008: Code of Practice for Daylighting or other updated

relevant do !

Dayli
In relat daylight, the BRE 209 guidance, with reference to BS8206 — Part 2,

sets out minimum values for ADF that designers/developers should strive to achieve,
with various rooms of a proposed residential unit, and these are 2% for kitchens,
1.5% for living rooms and 1% for bedrooms. Section 2.1.14 of the BRE Guidance
notes that non-daylight internal kitchens should be avoided wherever possible,
especially if the kitchen is used as a dining area too. If the layout means that a small
internal galley-type kitchen is inevitable, it should be directly linked to a weli-daylit
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10.4.6.

10.4.7.

10.4.8.

living room. This BRE 209 guidance does not given any advice on the targets to be

achieved within a combined kitchen/living/dining layout. However, Section 5.6 of the
BS8206 — Part 2: 2008 Code of Practice for Daylighting states that, where one room
serves more than one purpose, the minimum average daylight factor should be that
for the room type with the highest value. For example, in a space which combines a

living room and a kitchen the minimum average daylight factor should be 2%.

The application is accompanied by a Daylight & Sunlight Report, which considers
inter alia the daylight achieved to the proposed units. It is demonstrated tha of
the proposed rooms were in excess of the BRE Guidelines as relates to

target values that have been utilised are as follows:

e 1.5% for Living/Dining Areas

e 1.0% for bedrooms

The units are laid out with kitchen/dining/living areas ( c@mbined. The area
where the kitchen area is based has not been assés d, essentially the kitchen
areas have not been analysed in the assessmentLhis Js illustrated diagrammatically
within the report (Fig. 5.0.4 of the report). J ation is set out for this within the
report and, in summary, reference is made to onginal introduction of the
standards in 1964 which were intr i recognition of the tasked based nature
of lighting requirements, rather, ironmental considerations. It is also noted
that lighting within kitchens o@e been rudimentary and would predate cooker-
hood lighting etc. It is f r ut that that the target of 2% ADF for kitchens was

developed for residghti@nousing, where the kitchen would be an identifiable space
with seating an er upants would be expected to eat and spend time in, and
is not an appgofMsiate farget for combined kitchen/living/dining layouts within

d4that the alternative value of 1.5% for the living/dining areas is

approp » and sufficient justification has been provided within the report for the
use of same. | note the accessible urban location of the development, that supports
higher density and apartment development, and therefore accept that traditional
housing typologies that would provide a 2% ADF for L/K/Ds, are not appropriate for
this site. | am satisfied that the quality of the spaces, aspect, and amenity spaces
(including balconies etc) also ensure the quality of residential amenity to
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10.4.9.

10.4.10.

10.4.11.

compensate for any potential reduction in residential amenity as a result of the use of
the lower ADF. The applicants have also set out measures that have been
incorporated to maximise light availability and these measures include maximising

glazing and minimising or offsetting balcony structures.

As noted above, it is reported that 97% of living/dining and bedrooms (a total of 221
of 228 rooms) were determined to be compliant with BRE standards based on the
above targets (1.5% for living/dining and 1% for bedrooms). It is further set out within

The average daylight factor in the bedrooms was in excess of 2.5%.
have not achieved compliance, the shortfall is generally minimal,
number of rooms and extent of the shortfall, and are generally

floors, and daylight is limited by virtue of inset balconies apd proximify to adjacent
built form. For example, on the first floor of Block A, a gedr ea achieves an
ADF value of 0.7% (target value is 1%). This rooné: d a recessed area
which limits daylight to same. The two other s S is floor are due to similar
constraints. In relation to Block B, at ground fl&o no. rooms that do not
achieve the target above, and at 1%t and Floor level, the shortfall in the one no.
rooms on each floor is due to similgr cOgstraMits. All rooms within Block C achieve

the above targets.

In considering these res%%a;ware that the report has effectively excluded the
IS,

kitchen area from thegn nd essentially has carried out an analysis on the
living/dining ele a h | note Appendix C has set out Alternative Daylight

Calculations whi® | hale discussed below). However, | am cognisant of the
significan f the living/dining elements achieving an ADF of 2% (85% of
such 50% achieving an ADF in excess of 3%, which indicates that the
kitchen Sge# will also achieve good daylight levels. A further 15% will achieve at least

an ADF of between 1.5% and 1.99%, of such rooms, indicating that the standard for
living rooms has been met, and given the kitchen is linked to same, the daylight
levels to the kitchen will be sufficient. There is no living dining room where the ADF

value falls below 1.5%.

Appendix C of the report sets out Alternative Daylight Calculations, which determines
the Average Daylight Factor for the entire unit, including the kitchen areas and the
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circulation areas. The results of same are not tabulated within the report and there is
little discussion of same within the report. | am of the view that these are limited in
their usefulness, as there is no defined BRE target for ADF for an entire unit, and
therefore it is not possible to assess the result of this alternative analysis against
BRE criteria.

10.4.12. Notwithstanding, and having regard to the detailed discussion above, | am satisfied
that the levels of daylight achieved to the proposed units will, on balance, be
acceptable, having particular regard to the need to develop sites such as th a
sufficient density and to the non-mandatory nature of the BRE targets.

10.4.13.1 note that Criteria 3.2 of the Building Height Guidelines states that igke and
reasonable regard should be had to the quantitative approacheglas in guides
like the Building Research Establishment's ‘Site Layout PI aylight and
Sunlight’ (2nd edition) or BS 8206-2: 2008 — ‘Lighting for Bulldingg — Part 2: Code of
Practice for Daylighting’. It is acknowledged in these,Gu that, where a
proposal does not fully meet the requirements ofghe light provisions, this must be
clearly identified and a rationale for alternati satory design solutions must
be set out. The Board can apply discretion istances, having regard to local
factors including site constraints, and rder to secure wider planning objectives,
such as urban regeneration and a urban design and streetscape solution.

10.4.14. As noted, the report submitted @ esS that there are some minor shortfalls in

daylight provision, on theJ/o O0Ts of the proposed development. The extent of

these shortfalls are
ADF target for thaliv ng room (rather than a 2% target for the
Kitchen/living/diging) Na$ been justified sufficiently. While the report does not
consider tife kit areas, justification is set out for this, and an appropriate ADF
een applied to the area that has been considered, which is the
e space within the living/kitchen/dining areas. BRE recommendations
are that Kitchens are attached to well day-Jit living areas, and for all of the units here,
this is the case. Where minor shortfalls are identified there are clearly identifiable
reasons for same, including that the units in question are on a lower floor and that
recessed balconies are obstructing levels of daylight or due to the proximity of the
opposing blocks. Given the need to development sites such as these at an
appropriate density, full compliance with BRE targets is rarely achieved, nor is it
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mandatory for an applicant to achieve full compliance with same. In addition, should
the Board be minded to omit the two upper floors of Block A, and the upper floor of
Block B, as recommended in Section 10.3 above, it is likely that that the daylight
provision to the units on the lower floors of each block may well improve, over and

above the reported results.

10.4.15. In terms of compensatory design solutions, | note the favourable orientation of the
majority of the units, with most having a westerly, south-east, south-west or easterly
aspect. In additional, the proposal provides a generous provision of communa
amenity space, over and above the minimum requirement which will achie @
levels of sunlight (see below). The majority of the units are dual aspec )

Each of the units has either a ground floor terrace or a balcony spage ets or

exceeds the minimum requirements. Internal residential ameny adgs/totalling

217.03. m in area have also been provided. The proposal also Contributes to wider
planning aims such as the delivery of housing and reggner an underutilised

site.

10.4.16. Having regard to above, on balance, | consid verall the level of residential
amenity is acceptable, having regard to iptern t provision and having regard
to the overall levels of compliance wi riate BRE Targets, to the
compensatory design solutions i d having regard to wider planning aims.
As such, in relation to dayiight a ight provision for the proposed units, the
proposal complies with t ritthia as set out under Section 3.2 of the Building Height
Guidelines, is also isif M wi ections 6.5 to 6.7 of the Sustainable Urban
Housing: Design d or New Apartments (December 2020) and provides a
satisfactory | @nity for future occupiers.

10.4.17. In relation toN0e PPovisions of Objective DMS30 of the Fingal Development Plan | am
sati tHe proposal complies with the recommendations of the BRE Guidance,
insofar a®the BRE Guidance itself is explicit in the flexibility to be applied in applying
the standards therein, and the recommendations of the BRE Guidance sets out
clearly that there are instances, such as in historic cores such as this one, that
flexibility can, and should be, applied. | am therefore of the view that the provisions
of Objective DMS30 have been complied with it in this instance, and the proposal

does not represent a material contravention of same.
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10.4.18.

10.4.19.

10.4.20.

Sunlight
In relation to sunlight to windows, the BRE guidelines refer to a test of Annual
Probable Sunlight Hours (APSH) to windows. The APSH criteria involves an
assessment of the level of sunlight that reaches the main living room window to
determine the number of windows with an APSH level greater than 25% on an
annual basis or 5% on a winter basis. The submitted assessment does not provide
analysis in this regard; however, | note that the Building Height Guidelines do not
explicitly refer to sunlight in proposed accommodation. The Building Height
Guidelines state in criteria 3.2 that ‘The form, massing and height of pr,

Therefore, while daylight and overshadowing are explicitly r ere is no
specific reference to sunlight, and reference is only to dayligi# shadowing or

more generally ‘light’.

However, objective DMS30 of the Deve!opmen@?tothe application of BRE
criteria in general. While there is no analysi i note the orientation of the
proposed units (as discussed above) which@w, will allow sufficient access to
sunlight for the majority of the units. It18\ikely that the inclusion of recessed balcony

areas, location on the lower floorsa ity to built form, will have a similar

effect as set out above in rela!@a ight. However the omission of the upper
floor of Block B, as recom ove, would likely result in an improvement to

the sunlight levels to the | r #oors of Blocks A and C. Overall, given the
orientation of the S ocks, | am satisfied that the acceptable levels of
sunlight will be Bchieyed®to most living rooms in the proposed development in

teria.

f Amenity Spaces

The B uidelines recommend that for a garden or amenity area to appear
adequately suniit throughout the vear, at least 50% of the area should receive at
least two hours of sunlight on March 21st. For the proposed development, the central
amenity space area was found to be compliant with the guidelines with 84% of the

space, receiving at ieast 2 hours of direct sunlight on 21st March.

Public Open Space
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10.4.21. The Fingal Development Plan sets standards for Public Open Space, the overall
standard for public open space provision is a minimum 2.5 hectares per 1000
population. In general this shall be provided at a ratio of 75% Class 1 and 25% Class
2. Objective PM52 requires a minimum public open space provision of 2.5 hectares
per 1000 population. For the purposes of this calculation, public open space
requirements are to be based on residential units with an agreed occupancy rate of
3.5 persons in the case of dwellings with three or more bedrooms and 1.5 persons in
the case of dwellings with two or fewer bedrooms. This is also set out in Object]
DMS57. Objective DMS57 requires inter alia a minimum 10% of a propose
development site area be designated for use as public open space.

10.4.22. In this instance the applicants are not providing any public open spgce /AQe anning

Authority have not raised an objection to same, and conclude entin lieu

is acceptable, by way of a special contribution, which will
Bremore Regional Park. | am cognisant of the limited

develop the site at a reasonable efficiency in line , regional and local

policy, and | accept a payment in lieu is appro@
Communal Open Space
10.4.23. 1t is proposed to proposed to provid f communal open space at podium

level in a central courtyard, a to % pof the total site area. This provides is a
oymal play and seating areas, and is linked to

S instance.

landscaped area and provide§fo
the residents amenity sgace d to the south.

10.4.24. The Design StandardsSgr Apartments (2020) sets out standards for communal
amenity space (@i 1 of same). Communal Amenity Space and Private

{lated as 4 sq.m for studio, 5 sq.m for a 1 bed unit, 6 sq.m. for

Amenity S i
e 7 sq.m. for a 2 bed (4 person) unit and 9 sq.m. for 3 bed unit. The

ement for both would therefore equate to 527 sq. m.

10.4.25. In relation to communal space, SPPR 8 states that for proposals that qualify as
specific BTR development in accordance with SPPR7, flexibility shall apply to the
provision of communal amenity space as set out Appendix 1 of same, on the basis of
the alternative, compensatory communal support facilities and amenities within the
development. Notwithstanding, the quantum as set out in Appendix 1 (527 sq. m)

has been exceeded in this instance.
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10.4.26. Objective DMS91 of the Fingal Development Plan requires communal amenity space
within apartment developments, in the form of semiprivate zones such as secluded
retreats and sitting out areas, complies with or exceeds the minimum standards set
out in Table 12.6. These are similar to the standards set out above (but do not
differentiate between and 2 bed 3 person unit and a 2 bed 4 person unit. The
standards are 4 sq.m for studio, 5 sq.m for a 1 bed unit, 7 sg.m. for a 2 bed unit and
9 sq.m. for 3 bed unit. The proposed provision complies with same, notwithstanding
the overarching provisions of the Design Standards for New Apartments (2020), and
the flexibility allowed for BTR developments therein.

Private Amenity

10.4.27. In relation to private amenity space, SPPR 8 states that for propgsalS¢hatfualify as

specific BTR development in accordance with SPPR7, flexibi ply to the

provision of private amenity space as set out Appendix 1 o ejon the basis of the

alternative, compensatory communal support faciliti ities within the

development. Notwithstanding, the apartment unités arg, prwided with either a terrace

or balcony of sufficient size and which meet s set out in the Design

Standards for New Apartments (2020).

10.4.28. Objective DMS89 of the Fingal DevelopMent Plan requires that private balconies,
artments and duplexes comply with or
Qutin Table 12.6 of the Plan. These are similar

X 1 of the Design Guidelines (but do not

roof terraces or winter gardens for a
exceed the minimum standard
to the standards set out i e
differentiate betwee 3 person unit and a 2 bed 4 person unit). The

standards are 4 sg. r 8§dddio, 5 sq.m for a 1 bed unit, 7 sq.m. for a 2 bed unit and

sions of the Design Standards for New Apariments (2020) and
ed for BTR developments therein.

B, | conCur with the view of the Planning Authority, and with the view of some
observer submissions, in that the quality of same is limited by virtue of its proximity
to the street. Furthermore such provision can lead to anti-social issues, and in my
view, can in fact lead to a reduction in the quality of accommodation provided to

residents. In relation to same, | am of the view that these areas of amenity space
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10.4.30.

10.4.31.

10.4.32.

should be omitted from the 5 no. units that front onto High Street (Third Floor level —
Block B), and the floor area of the bedrooms in each unit should be increased
subsequently, utilising the area previously proposed for the balconies. This
amendment can be sought by way of condition, should the Board be minded to grant
permission. This omission of the private amenity space is in line with SPPR 8 that
allows for flexibility in relation to the provision of amenity space for BTR units. In this

instance, the units in question will benefit from larger bedroom spaces, and will also

benefit from the provision of the residential amenities provided within the
development. Q

Dual Aspect

50.5% of the proposed apartment units within the scheme are duafigs if excess
of the 33% required by the SPPR 4 of the Apartments Guideliffes _for @gtessible

sites such as this one.
Floor Areas ; !

SPPR 3 of the Apartment Guidelines set out t in required floor areas for
apartment schemes which are as follows - S ments (37 sq m), 1 bed (45
sq. m.), 2 bed/4 person (73 sq. m.) and &bed (9U sq. m). Planning authorities may
also consider a two-bedroom apart ommodate 3 persons, with a minimum

floor area of 63 square metres, d ce with the standards set out in Quality
Housing for Sustainable Corfiguiiies/ although no more than 10% of the units may
proposal includes 5 no. 2 bed 3 person units,

comprise this type of ca
which is less than % imum above (it equates to 5% of the overall units).

In addition, SPPR 8 of }h€ Apartment Guidelines sets out that that the requirement

the remaining 2 no units (Type 02C and Type 05A) exceeding the minimum
standards by 9.3% and 8.12% respectively. As such the overall of floor area of the
units is generous and will greatly enhance the amenity of the units for future

occupants of same.
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10.4.33. The proposed floor areas of the units meet the minimum standards for floor area as

set out above.

10.4.34. Objective DMS24 ‘Require that new residential units comply with or exceed the
minimum standards as set out in Tables 12.1, 12.2 and 12.3. of the plan. Table 12.2
of the Fingal Development Plan provides minimum standards for apartments. The
Development Plan does not include the provision for a reduced size two-bed
apartment, 63 sqm GFA, which is suitable for 3 persons. The proposed development
includes 5 no. two beds which were deemed to be 3 person two-bed units.

proposed floor area of these units 71.89 sq. m, which is just over 1 sq.
the requirement as set out in the Development Plan (but exceeds th
the Apartment Guidelines). Notwithstanding while the proposal ¢

above objective, by way of a very minor shortfall, | am not of tHe W&w at the
contravention is material, nor is the Planning Authority of tH
10.4.35. Objective DMS25 of the Development Plan requires tha jority of all

apartments in a proposed scheme of 100 or mor. apastments must exceed the

minimum floor area standard for any combingaign relevant 1, 2 or 3bedroom
unit types, by a minimum of 10%. The propchieved this.
Storage

10.4.36. Appendix 1 of the Apartment Guidalin et out minimum storage areas which are as
% s (3sqm), 1 bed (3 sq. m.), 2 bed/3 person (5

$q. m.), 2 bed/4 person (& sq¥y),and 3 bed (9 sq. m). SPPR 8 of the Guidelines

states that flexibility ga lied to the provision of storage when considering BTR

schemes. Notv:ca) g*the allowed flexibility, the applicants have set out that

follows as follows — Studio Apad

as bgen provided in accordance with the above standards.

10.4.37. able 12.2 of the Fingal Development Plan are as above, but do

the storage space provided equates to 5.1 sq. m, which does not comply with the 6
8q. m. as set out above. This shortfali of 0.9 sq. m. is not material in my view, and as
such | am not of the view that the contravention of DMS24 is material, nor is the

Planning Authority of this view.

Mix of Units/Housing Typology
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10.4.38. The proposed mix of units is as follows:

Unit Type Studio 1bed 2bed 2bed 3+ Total
(3 (4 bed
Person) Person)
Apartment 19 41 5 36 £ 101
%  19% 41% 5% 6% - 100
10.4.39. The Planning Authority have raised concerns in refation to the number of io
1 bed units being provided and it is stated that the provision of own dqpr thg-Stgrey
duplex units (within a three storey block) would underpin the resida§ti e of the
street.
10.4.40. Observer submissions have stated that there is a lack of igt€ dwelling mix,
size type and tenure and that there is a lack of famil si

10.4.41. SPPR 7 of the Apartment Guidelines state tha e no restrictions on
dwelling mix for proposals that qualify as BTR
Objective PM38 of the Fingal Develop Plan States the need to achieve an
appropriate dwelling mix, size, type, alt developments, and Objective PM40
seeks to ensure there is a mix a ousing types provided to meet the
diverse needs of residents, a6 specific required mix specified in the

P

ed mix here is aliowed for under SPPR 7 of the

ents, such as this proposal.

Development Plan, and (h
s t of the appropriateness of the mix, | note the range of

Apartment Guideli
units provided will prowdefor a diverse cohort of people including single people,
couples, y f /s and downsizers who do not necessarily need or require
larger howg e that the predominant housing typology in the wider area is
homes, and | am of the view that the typology proposed here will add to

of housing in the area, in line with PM 40 of the Development Plan.

the choi

Separation Distances

10.4.42. Objective DMS28 states that ‘A separation distance of a minimum of 22 metres
between directly opposing rear first floor windows shall generally be observed unless
alternative provision has been designed to ensure privacy. In residential
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10.4.43.

10.4.44.

10.5.
10.5.1.

10.5.2.

developments over 3 storeys, minimum separation distances shall be increased in
instances where overlooking or overshadowing occurs’.

In relation to same, [ note there are no directly opposing rear windows. Block C does
not have any windows on the western elevation and such the rear windows of
existing properties on Bridge Street are not overlooked by same. The distance of the
rear windows of 12-16 High Street is over 22m, and in any case the rear windows of
same do not directly oppose Block A, given the orientation of Block A, relative to
these dwellings. The proposal therefore complies with this objective and do

materially contravene same.

Units per Core

Objective DMS23 of the Fingal Development Plan states ‘Per partments
he'proposed blocks
have up to 10 units per core, which is less than that allqwed r SPPR6 of the
Apartment Guidelines. Furthermore | note that SPRRS d\és Mot set out a maximum
number of units per core for BTR schemes suc thisyorie. The proposed
development has been designed to reflect escribed in Section 28
guidelines, and specifically the Apartment a These standards take
precedence over the standards set out INthe Development Plan, and reflect a more
anagement standards for new apartment

per floor per individual stair/lift core within apartment schen

up to date approach to develop
development. | am satisfied th el of units per core does not materially diminish

the overall quality of the e, tor does it result in a material impact on the
amenity of future occufi ithstanding, while the proposal contravenes the

above objective, | '%{ he view that the contravention is material, nor is the
of thi

Planning Authofity view (see also Section 10.15 below).

Impacts unding Amenity

‘The Planning Authority have raised concerns in relation to the impact of the
proposed development on surrounding residential amenities including
overlooking/ioss of privacy and visual impact. The Planning Authority’s
recommended reason for refusal No. 1 refers to the impact on residential amenity

and impacts on visual amenity.
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10.5.3.

10.5.4.

10.5.5.

10.5.6.

A number of observer submissions have raised concerns in relation to Daylight,
Sunlight and overshadowing impacts, Loss of privacy/overlooking, visual impacts
and impacts on views, noise impacts, impacts of dust, damage to adjacent property,
separation distances including to Quay Street, High Street and rear of properties of
12 to 18 High Streets, as well as the impacts on the amenities and operation of the

Hotel.

Davlight and Sunlight

| note that the criteria under section 3.2 of the Building Height Guidelines incl
reference to minimising overshadowing and loss of light. The Building Hej

Guidelines refer to the Building Research Establishments (BRE) ‘Site fay

Planning for Daylight and Sunlight — A guide to good practice’ an

‘appropriate and reasonable regard’is had to the BRE guideliges er, it should
be noted that the standards described in the BRE guideli aresdis€retionary and
are not mandatory policy/criteria and this is reiteratedd %h 1.6 of the BRE
Guidelines.

Paragraph 2.2.7 of the BRE Guidance (Site L @\ nning for Daylight and

Sunlight - 2011) notes that, for existing wgdows; ® e VSC is greater than 27% then

indow of the existing building. Any

reduction below this would be k imimum. If the VSC, with the new

development in place, is bol{@ 27% and less than 0.8 times its former value,
|

occupants of the existin ill notice the reduction in daylight.

enough skylight should still be reachi

The Daylight and ort considers the impacts on daylight to existing

nifght
adjacent buildin rm of Vertical Sky Component (VSC) and considers impacts
APSH, as well as overshadowing impacts. In relation to

AppendiX’F of the BRE guide, given that the existing site is undeveloped and
consists mainly of hardscape. The benchmark building was derived from the
adjacent apartment site on High Street and is shown diagrammatically in the report.
While not stated explicitly within the report, the benchmark building appears to bea3
storey building, based on the existing height of the adjacent apartment building.

Daylight
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10.5.7. In terms of daylight, Table 4.3 sets out the results on each of the properties
considered on High Street and Quay Street, with the VSC benchmark value used in
place of an ‘existing’ VSC value for the properties on High Steet. In relation to the
use of an aiternative target value for skylight (daylight) and sunlight access,
Appendix F of the BRE Guidelines state that the targets as set out in the main body
of the BRE Guidance (in Sections 2.2, 2.2 and 2.3) are purely advisory, and different
targets may be used based on the special requirements of the proposed
development or its location. In this case the site is within a town centre site, which is

predominantly undeveloped, and | accept than an alternative benchmark ¥4

existing windows is, in principle, acceptable. In terms of determining ble
alternative target, BRE notes that such targets may be generated yout
dimensions of existing development. In this instance the appli asWilised the
existing 3/4 storey apartment development adjacent to the €i h Street as a

determinant of the benchmark building scale, and | acc h hin this town
centre site, such a benchmark is considered approghiate \nd’is provided for within
the BRE Guidance.

10.5.8. In relation to the impact on those prOpertieStreet, as noted, the existing
n

V8C is not set out in the report, rather4 be ark VSC value is given, for the
reasons as set out above. The re 3 te that the VSC values for the existing

properties on High Street (No.’ would in fact, improve, over this
ion on why daylight levels have improved over

benchmark value. There isgo

the benchmark buildin % it is likely that the materials utilised will increase
reflectance over th %rk building, with a subsequent improvement in
daylighting to tﬁw

indows (although this is not stated within the report).
While perh ould have been preferable to provide further commentary on the
VSC res e no evidence before me that indicates the results are inaccurate.
The gpogls¥ sets out results for No.’s 12 to 18 High Street, but an existing VSC
valuesed in this instance, rather than a benchmark. No explanation or
justification is set out for this. Notwithstanding it is shown than the rear windows of
these properties exceed BRE Targets for daylight, with the development in place. In
relation to the properties on Quay Street (2A, 2B and 2C), it is shown that only one
existing window will fail to achieve BRE targets, with the proposed VSC value being
74% of its former vaiue (the target is 80%). However | am of the view that this
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10.5.9.

10.5.10.

10.5.11.

10.56.12.

shortfall is minor and would not have a significant impact on the amenity of this

existing residential unit.

| note that the submitted report has not considered the impacts on daylight to the
rear windows of the adjacent 3/4 storey apartment building on High Street, a number
of which are in close proximity to the boundary of the site, and will be within close
proximity to the 4/5 storey built form of Block B. Notwithstanding, | note the aspect of
these windows will remain relatively open to the west and as such | am of the view

windows of No.s 11 and 13 Bridge Street) or will be in closer im .
which is limited to 3 stories in height. As such | am satisfied th% windows will
continue fo receive adequate daylight, with the develo e?ﬂce,

In relation to sunlight impacts, the units assessed tho indows within 90
degrees of due south, which are identified in 2A, 2B, 2 C and 9 Quay
Street. It is set out that each of these propertichglic#®™BRE targets in relation to
same.

Having regard to the above, | a ie¥that impacts on daylight and sunlight to
surrounding properties will . given the need to develop sites such as
this one at an appropria sb&iﬂ on balance be acceptable. Furthermore, shouid

the Board be minde omit two upper floors of Block A, and the upper floor of
Block B and red e{’x{Ent of the remaining upper floor of Block B as
recommendgts ibn 10.3 above, it is likely that that the daylight and sunlight
2i3tidy residential units on High Street and Quay Street, over and

provision to ¢

abo @

Overlookiag/Loss of Privacy

norted results.

| note the existing properties on the opposite side of the development on High Street
are approximately 13m from the proposed units within Block B, and the properties on
the third floor and fourth floor of Block B (which read as the ground and first floor
when viewed from High Street) will have windows and balconies directly opposing
the existing properties on High Street. This separation distance replicates the
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10.5.13.

10.5.14.

10.5.15.

existing separation distances from the 3/4 storey apartment building to the properties
opposite on High Street, as well as from the existing single storey units to the
properties opposite. | acknowledge there are balconies proposed, but these are
recessed within the building and again replicate the existing 3/4 storey apartment
building where such recessed balconies are in piace. | am of the view however that
the screening/balustrading provided to the balconies should be more in line with that
of the adjacent apartment building, which is more solid in appearance and provides
more effective screening than the more open balustrading provided under thi
proposed. This can be sought by way of condition. Subject to such screent
proposed balconies being provided | am satisfied that no significant oyér
properties on High Street will result, having regard to the town ce loCtigh of the
site where some impacts are unavoidable, having regard to t evelop sites

such as these efficiently.

Overlooking of the rear gardens of the single storey proff®uies®n High Street has
been avoided by the use of angled louvres and | tislied that these design

features will serve to reduce any impacts on thes@gropkrties, as relates to

overlooking.

In relation to those properties on Quay*§treet, | note there are no residential units on
the ground floor of the proposed d t fronting onto Quay Street. At first floor
level the proposed units are a f 89m from the existing units opposite. In
relation to same, | note th isSmpliCates the existing window to window distances
of opposing residentialfor and is a result of the narrow nature of Quay Street.

| note also there is x ed number of residential properties directly opposite
the proposed dévelo t, with the majority of the opposite side of Quay Street
occupied t casino building. There are a number of recessed balconies
within the y ptreet elevation. As per above, more solid screening than currently
prog % Id be sought by way of condition. Subject to same, | am satisfied that
with the'pfoposed amended screening, no significant overlooking of properties on

Quay Street will result.

Visual Impact/Visual Amenity/Impact on Views

| have considered the issues of visual and impact on views in Section 10.3 above.

Noise/Dust/Vibration
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[Structural Issues

10.5.16. A number of observers have raised noise and dust as an issue and have raised

concerns in relation to the structural impacts of the development on their properties.
In relation to noise and dust, the applicant has submitted a Construction
Management Plan which sets out inter afia measures to control and prevent
nuisance emissions of noise and dust. Vibration monitoring will be employed during
construction to ensure such vibrations from piling will be within acceptable limits.
This is also a recommendation of the Ground Condition Investigation Report (
2021). It is set out in the Construction Management Plan, and within the G

‘Structural Intent Report — Retaining Wall Solution’ report, wit tiguous
bored pile wall or a secant pile wall to be provided along bounddfiesjadjacent to the
Block B, which will minimise lateral displacement of wggls ent buildings either

during construction or at operation stage,

10.5.17. Subject to condition requiring the mitigation mg ps a5 set out in the Construction
Management Pian to be implemented, | satafledWiat noise and vibration
impacts, and potential risk to surroungli perties.at construction stage, can be
reduced to acceptable levels.

10.6. Traffic and Transportatio Q
10.6.1. In relation to traffic and sues, | have had regard to the Traffic and

10.6.2.

Transport Assess

N 21), the Construction and Environmental
Ju 21), the Stage 1/2 Road Safety Audit (July 2021) and the

lan (June 2021).

Management Pl

is also stated that there is a shortfall of 10 cycle spaces and there is a lack of details
in relation to same. In relation to impacts on the surrounding road network, the PA
state that the Traffic and Transport Assessment (TTA) has underestimated traffic
generation and that not all relevant junctions have assessed. However the PA
accepts that the previous shopping centre use would have had a more significant

impact on the road network than the current proposal.
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10.6.3.

10.6.4.

10.6.5.

10.6.6.

Observer submissions cite the lack of capacity on rail services in the area and state
that insufficient car parking spaces have been provided. It is stated that this will
impact negatively on the locality and on the operation of the Bracken Court Hotel. It
is further stated that the proposal will result in an increase in traffic volumes. Safety
concerns are raised in relation the proposed development, namely that there is no
path or cycieway at the junction of High Street and Quay Street

Proposed Transport Infrastructure in the Wider Area

Objective BALBRIGGAN 7 sets out to preserve and improve access to the r,
beaches, seashore, and other coastal areas while protecting environm

resources including water, biodiversity and landscape sensitivities.
BALBRIGGAN 11 seeks to ensure a safe and convenient road ed
system promoting permeability, accessibility and connectivi
new developments within the town. Objective BALBRIGGA eks to promote
and facilitate an enhanced railway station (a Protectgd e) and rail service,
including the extension of the DART rail service o Balariakan. Objective
BALBRIGGAN 13 seeks to promote and facjlitats eration of two local
interconnecting bus services connecting th ntial area to the town centre,
commuter rail and bus services and th\industrial areas at Stephenstown, and

ility at an appropriate location adjacent to
the interconnecting bus route % "4 of the Fingal Development Plan 2017-
2023 indicates cycle impr Sais-dlong High Street as well as within the wider

existing and

facilitate the provision of a park a

area.

Carand Cycle P

The Planning AWthoritl’s Recommended Reason for Refusal No. 3 refers to

insuffici king and it is contended that the proposed provision materially
cont Jective DMS113 of the Fingal Development Plan 2017- 2023 which
requiréypgrking provision to be in accordance with table 12.7

| note a Material Contravention Statement has been submitted by the applicant
which considers the issue of inter afia car parking provision. As | have concluded
below (and in Section 10.15), | am not of the view the proposal represents a material
contravention as relates to car parking, for reasons which | have set out therein.
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10.6.7.

10.6.8.

10.6.9.

The proposal is a Build to Rent (BTR) development, and | refer to SPPRS (iii) of the
Apartments Guidelines which states that there shall be a default of minimal or
significantly reduced car parking provision for such BTR developments, on the basis
that such BTR development being more suitable for central locations and/or
proximity to public transport services. In this instance a total of 25 no. car parking
spaces are provided, which is a ratio of 0.25. | have set out the accessibility of the
site and the suitability of the site for a BTR development in Section 10.2. above. In
summary | have concluded that the town centre location within walking distanc
Balbriggan Train Station and within walking distance to shops and services Wi

Balbriggan allows for a reduction in car parking in line with SPPR 8.

Having regard to Table 12.8 of the Development Plan, | calculate aygu
parking demand of 98 spaces (49 for the residential element % s for
larmin

residential visitor parking). The report of the Transportatiop P Section of the
Planning Authority state that the standards in the Dev p%an are a ‘norm’ and
i

it is set out in the submission that a reduced standgfd (a um) standard of 41

spaces would be required here.

Section 7.1 of the Development Plan refeggs to ation in general, including
the application of parking control sta Objective DM113 of the Development
Plan states that, infer alia, the nupveg car parking spaces at new developments
will be in accordance with th % 5 set out in Table 12.8. As such there is a
specific objective within opment Plan that refers to the quantum of parking
to be provided. How : sypporting text for same states

In town and village j&‘wﬁere plot sizes are small, it can be difficult to provide

car parking elopments. Where Pay and Display systems are in operation,
ald can be accommodated on-street. As the use of on-street

contribution in fieu of parking is appropriate.

10.6.10. As such there is flexibility within the Development Plan in relation to sites within town

and village centres, such as this subject site. Furthermore, the report of the
Transportation Planning Section of the Planning Authority state that the standards in
the Development Plan are a ‘norm’ and it is set out in the submission that a reduced
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10.6.11.

10.6.12.

10.6.13.

standard (a minimum) standard of 41 spaces would be required here, although a
payment in lieu has not been requested in this instance. | note there is Pay and
Display Parking on High Street and Quay Street, which will mitigate against any
overspill parking resulting from the development. As such | am of the view that given
the flexibility afforded by the plan in relation to town and village centre sites, the
proposal does not represent a material contravention of parking standards as
expressed in the Fingal Plan, and having regard to the BTR nature of the scheme, to
the accessible town centre location and the flexibility afforded by the Development
Plan in relation to such sites, to the controlled parking in the surroundin
satisfied that the proposed parking provision of 25 no. spaces is appr,

not lead to overspill parking in the surrounding streets.

Cycle Parking

The proposal provides for a total of 182 cycle parking space i5 exceeds the

Development Plan requirement of 121 no. spaces. Eor t ential element,

Apartment Guidelines set out that 142 no. spaceg areYeqifired, with 50 no. spaces

required for visitor parking. As such there is f 10 spaces. This can be
required by way of condition.

Impacts on the surrounding road networ

Section 3 of the Traffic and Tr. essment (TTA) sets out existing traffic
conditions, based on traffic go ried out at 6 no sites on October 20th, 2020.

Historic data available % ese sites enabled comparison of 2020 traffic levels
Ic

tlons) with previously measured, pre-Covid traffic flows.

(affected by Covid-
4 no. junctions geri ;o dered in the analysis (High Street/Hampton Street,

Hampton arket Street and Hampton Street/Dublin Street) At the High
Street/H reet junction and at the Hampton Street/Old Market Street a 20%

Street/Dublin Street junction, it was found that background traffic flows were up to
10% higher than normal due to Covid 19 restrictions, and therefore background
traffic growth was reduced by 10% accordingly. There is no explanation of why
background traffic has increased rather than reduced as a result if the restrictions.
Notwithstanding, in terms of the impacts on the surrounding road network, the TTA
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analysis demonstrates that the proposals will generate a subthreshold impact on all
key off-site junctions (i.e. less than 10% or 5% at congested junctions). The highest
rate of increase is seen at the Hampton Street/Dublin Street junction, with an
increase of 2.6% and 2.3% at the AM and PM peak hours respectively, by the
opening year 2023.

10.6.14.In conclusion, having regard to the results as set out in the TTA, and to the limited
car parking on the site, | am satisfied that any impacts on the surrounding road
network will be acceptable, in terms of additional traffic volumes.

Access/Servicing/ DMURS

10.6.15. Vehicular access to the development is via Quay Street. Visibility spl
accordance with Table 4.2 of DMURS, with 45m achievable fro
road at the site entrance. External lane widths provision is 3m , with internal
lane widths of 1.8m provided, in line with DMURS standarw rking

dimensions are in accordance with DMURS also. In,réfation\to permeability through
h thfat an accessible route

amenity of the proposal, in terms of land take, reducing the area of

communal space provided. The penc§ uch a link is questionable with pedestrian
desire lines from High Street§ towards the harbour/beach area or towards
the town centre, both of e&alraady provided for. From Quay Street, desire

lines are likely to be& ilar destinations, and again both routes are already

provided for. ‘ ]

Road Saf

% noted that there is no footpath for approximately 10m on the
erfyepd of High Street, near the junction with Quay Street. The Planning
Authority have not raised any safety concerns in relation to this. This issue is not
addressed in the Stage 1/2 Road Safety Audit. In relation to same | note that an
upgrade to provide a footpath here appears to be constrained by the narrow width of
the road and what appears to be a historical boundary wall, that appears to be at

least in part, associated with the Protected Structure at ‘Kincora’ on the northern end
of High Street. While there may well be a viable solution to the provision of a
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10.7.
10.7.1.

10.7.2.

10.7.3.

10.7.4.

footpath here, | am of the view that the provision of same, and funding of same, by
the applicant would not be proportionate to the scale of the proposed development,
and in any case the Planning Authority have not suggested any contribution towards
same, or cited any proposed works to same that would require a contribution. While
the situation is not ideal, | am not of the view that the lack of footpath here raises
such safety concerns as to warrant a refusal, and | note that there is alternative
routes to the harbour available for residents of the development, via the Quay Street
entrance, that provide a footpath for the entire route.

Ecology/Trees

The Planning Authority have not raised any objections in relation to e
submission from the DAU concludes that the proposed developgie only
have minor temporary negative effects on biodiversity, with n some gains

for nature conservation in the longer term, subject to the mitfatiopl measures as set

out in the EclA being implemented,
A number of observer submissions have raised%l ted to general ecology, in

relation to EIA Screening (which | have con ection 11 below) and in
relation to Appropriate Assessment issyes ve considered in Section 12

s, observer submissions have stated that

below). in relation to general ecolo

it is proposed to removal of tree site and that proposed replacement trees lie

t Is questioned as to how the proposal is
7 in line with Objective DMS 162 of the

outside the demise of the devélo
protecting or enhancing kiodWer

Development Plan.

The application jefacc nied by an Ecological Impact Assessment (dated August
2021) and a ssepsment (date of survey 26/05/2021).

As desc EclA, the dominant habitats locally include buildings and artificial
surf; Q ity grasslands and gardens as well as scattered trees and parkland. It
is notedWRE site is 300m west of Balbriggan Bay and that the main habitats

associated with this area include open water, and tidal mud and sand flats. Within
the site itself it is noted that the habitats are limited and mainly consist of buildings
and artificial surfaces (BL3) with some areas of scattered trees and shrubs along
with pockets of recolonising bare ground. The biodiversity of the site is considered to
be low, with no botanical features on the site of any scientific interest and no habitats
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10.7.5.

10.7.6.

10.7.7.

of biodiversity value in the site. There is no evidence the site is being used by any
protected mammal species and there are no habitats within the site suitable for use

by any of these protected species.

In relation to bats, the Bat Assessment carried out states that no signs of bat were
found, with limited roosting potential on site. No bats were found roosting within the
buildings. Two species of bat were recorded feeding and commuting around the
building on site. The Bat Assessment concludes that there are low levels of bat
activity in the area. In relation to birds, it is concluded that the site is not of hig

for any bird species, given the limited habitats and the low availability of vegeta

swallows nest recorded in one of the buildings, on the car par

In relation the aquatic environment, it is noted that the siteglies Wi e Nanny Delvin
-Catchment (010}

ted as the Bracken

and the Matt Sub-Basin (010). The closest water

River, which runs 15m to the north of the app @ s This flows behind the
buildings which front on the north side of Qua €edWand it flows in a north-easterly

direction where it discharges to Balbrj arbour, approximately 160m north-east
of the site. The ecological status ken River or its tributaries has not been
classified by the EPA, althou A states that it is generally considered to be

At Risk of not achieving % lpgical status as required under the Water

Framework Directive
Section 5.1 of thg Ec]ﬁ s out an Impact Assessment, with an emphasis on

‘significant t r than all ecological effects, as per CIEEM guidance. In
relation {o s |}hote the following:

fragmentdtion of the majority of the habitats of the site. Such habitats are concluded
to be of low biodiversity value, with some nesting sites lost. Qverall the impacts are

and Fragmentation — The development wilt lead to a loss and

considered to be negligible. At operational stage, impacts are not considered

significant.

Disturbance to local wildiife — There will be disturbance to local populations of birds

and mammals during construction, but given the existing level of background noise,

ABP-311095-21 Inspector’'s Report Page 82 of 157



10.7.8.

10.7.9.

10.8.
10.8.1.

such impacts are likely to be negligible. In relation to bats, the bat report (Bat
Assessment) has concluded that there is low potential for bat roosts within the
buildings, and little feeding opportunities on the site for bats, and therefore impacts
on bats will be negligible. Subject to appropriate timing of demolition works, the
impacts on the nesting herring gulls will not be significant, given the availability of

similar nesting sites in the Balbriggan Area.

Poliution — Best practice measures are proposed during construction.

Landscaping — Appropriate landscaping will lead to beneficial impacts.

While no significant impacts are highlighted in the EclA, Section 6 of et$out
mitigation measures are these include best practice measures dugdg c ction,
appropriate timing of nest removal, measures to ensure no spr. sive
species, introduction of bat boxes and appropriate lighting desj appropriate

planting at operational stage.
| consider that, subject to the recommendations of apir::!sal being carried out,

the impact on ecology will be minimal and | cont®awithkhe conclusions as set out in

the EclA. | am of the view that, notwithstan @,‘ comments from observer
submissions, | am satisfied that sufficient sum .- ave been carried out, and that

there is sufficient detail in the Ecl n to the species on the site and

mitigation measures design to p jis§impacts on same, where appropriate.
Specifically in relation to bags, ﬁ' acknowledge the submissions from observers

in relation to the potentiai on bats, | am satisfied that, subject to the
measures as outlingd iMe BclA, and as set out in the Bat Assessment, being
carried out, the C bats will be as set out in the EclA; negligible at both
constructio opepational stage.

Flood Ris

[ % of the National Planning Framework (NPF) includes guidance for water
résource'management and flooding with emphasis on avoiding inappropriate
development in areas at risk of flooding. National Policy Objective 57 requires
resource management by “ensuring fiood risk management informs place-making by
avoiding inappropriate development in areas at risk of flooding in accordance with
The Planning System and Flood Risk Management Guidelines for Planning

Authorities”.
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10.8.2.

10.8.3.

10.8.4.

10.8.5.

10.8.6.

Objective SWO02 of the Fingal Development Plan (as varied) states the following;
‘Allow no new development within floodplains other than development which satisfies
the justification test, as outlined in the Planning System and Flood Risk Management
Guidelines 2009 for Planning Authorities (or any updated guidelines)’. Objective
SW04 requires the use of sustainable drainage systems (SuDS) to minimise and
limit the extent of hard surfacing and paving and require the use of sustainable
drainage techniques where appropriate, for new development or for extensions to
existing developments, in order to reduce the potential impact of existing and

predicted flooding risks.

The Planning Authority have not any objections in relation to Flood R
stated that the proposal is in accordance with the Flood Risk Guid

are recommended.

n area that is

tion uired in relation to

groundwater levels to ensure no adverse impacts eighbouring properties. The

capacity of the existing sewerage system has @q ueStioned also (see also
discussion in Section 10.9). [ J

A Flood Risk Assessment (August 2 een submitted with the application. It

is noted that the nearest waterc proposed site is the Bracken Stream
jocated 15m to the north-wes§o e. It is also noted the site lies approximately

450m south-west of Bal bour and the Irish Sea. The site topography is
such that the easter Q site is located on higher ground, between 13-14m
OD while there of’%e is relatively fiat, with elevations ranging from 4-5m OD.
ity is classified as ‘high’ to ‘moderate’ (such classifications

risk of groundwater infiltrations through the bedrock and risk of

groundwater flooding.

In terms of historical flood events, no such events were recorded on or immediately
adjacent to the site, with the nearest such event recorded 5550 to the north-west
(Flooding at Covetown, Balbriggan from coastal sources). In terms of predictive flood
mapping, it is noted that the site and surrounding area, has been subject to two flood
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10.8.7.

10.8.8.

10.8.9.

mapping and modelling studies (Irish Coastal Protection Strategy Study Phase 3 -
North East Coast — 2010 and Fingal East Meath Flood Risk Assessment and
Management Study (FEM FRAM) — 2014). The latter study was the more detailed
and set out fluvial flood mapping for the 10%, 1% and 0.1% AEP events. The report
indicates that the northern boundary of the site is within the 1% and 0.1% AEP
Fluvial Flood extent. The northern boundary of the site is within the 0.1 AEP Tidal
flood extent. The FRA concludes, having regard to the results of the FEM Flood
Mapping, that the majority of the site is within Flood Zone C and at low risk o
flooding, with the remaining 20% being within Flood Zone A/B.

In relation to other sources of flood risk, the risk of surface water flo esult

of a poorly designed drainage system is highlighted and mitigati ecaSpfes are
set out in Section 5 of the report. The risk of groundwater floggdi onsidered
low due to the lack of karst features in the area. There is n ration of foul
water flooding, as a result of insufficient capacity. The i? youl water capacity
has been highlighted by some observers. Howeve ious events of foul
overflow are cited on Quay Street, or on High Stré the Planning Authority

have not cited this as a concern. Irish Wate
constraints in relation to foul water (Seg also @ usion in Section 10.9 below). As
such | am of the view that the risk ter flooding, as a result of insufficient

capacity, is low. Q
A site specific hydraulic mﬂ( eveloped for both fluvial and tidal flood risk, and

Section 4 of the FRA. Results of the modelling are
set out in Section 4/ b€ FRA and it is indicated that the site lies outside the
extents of the 146 AE d 0.5% AEP tidal events. An area along the north and
north-wes f the site is shown to lie within the 0.1% AEP fluvial event.

the results of same arg

t flood extents are set out in Section 4.2.3 and it is indicated that

site which is of a similar extent at ground level to the proposed building line. Figure
4.4 indicates the ground floor level of the development with the retail unit 2, an area
of the car parking, and a small area of the shared amenity space lying within the
0.1% AEP fluvial and 0.1% AEP tidai flood extents, with the remaining areas at
ground floor level lying outside this extent, and therefore within Flood Zone C. The
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FRA notes that the proposed residential units are located on the upper floors of the
proposed development (on Quay Street) with minimum FFLs of 8.225m OD,
providing a minimum freeboard of approximately 4m over all modelled flood events.

10.8.10. Mitigation measures are set out in Section 5 of the FRA with the Finished Floor
Levels (FFLs) of the ESB substation, the shared amenities and the car park areas
having a freeboard of at least 0.6m above the water level of the 0.1% AEP flood
event, in compliance with the requirements of the Development Plan and the
associated Strategic Flood Risk Assessment (SFRA). [t is stated that in order
comply with Part M, the two no. retail units on Quay Street will have a FFL
tie into the existing levels on Quay St. Retail unit No. 1 will still achiev
of 0.56m above the water level of the 0.1% AEP flood event while et

will achieve only a 0.01m freeboard.

10.8.11. It is set out that access to the development can be maintaiggd f nts up to and
including the 1% AEP flood event. While there is no iddptifigd pKivial flooding onsite,
in order to minimise the risk of pluvial flooding, a t

from the FFL to the external ground levels. S @ a
managed by the proposed surface water propoag s AMescribed in Section below.

hold of 150mm is required

from the site will be

10.8.12. The impact of climate change is con Section 5.2 of the report, and it is
shown that the achieved freebog ed for each of the ground level uses, with
I

the FFL of Retail unit 2 being@Q. ow the water level depth in a 0.5% AEP flood
extent in the High End F, SOnario (HEFS).

ot ction 5.3 of the report and the main residual risk is
lockage of the upstream bridge. Modelling a blockage of
e freeboard to each of the uses at ground floor level is

o no. retail units at risk of flooding, with FFLs of same being at
21m below the predicted flood depth associated with such a blockage.

10.8.13. Residual risks are
identified as the hotent
66%, it is

10.8.14. The report concludes that the key areas of the proposed residential dwellings and
shared amenity areas will not be impacted by any of the modelled flood events. It is
set out that the FRA was undertaken in accordance with ‘The Planning System and
Flood Risk Management Guidelines' and is in agreement with the core principles
contained within. It is further stated that ‘the Sequential Approach, and specifically
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the Justification Test has been undertaken and passed as part of the Flood Risk

Assessment Process’.

10.8.15. In relation to the latter statement, | note that no explicit Development Management
Justification Test is included within the FRA, although it is the case that the
Development Plan Justification Test has been carried out by the Planning Authority,
and passed, in relation the zoning of the site (see below). Section 5 of ‘The Planning
System and Flood Risk Management Guidelines’ sets out guidance in relation to the

application of the Justification Test in development management. It is set o
when considering proposals for new development in areas at a high or
of flooding that includes types of development that are vulnerable to

below). Box 5.1 states that the Justification Test is to b

Flood Zone A

FloogZon®BY [ Flood Zone C f

Highly vulnerable
development

Justification Test ’ ation Test | Appropriate N

(including

essential

infrastructure) ’ O [‘
Less vulnerable ica Test Appropriate Appropriate T
development

Water-compatible propriate Appropriate |

Appropriate J

10.8.16. In this |

nce the highly vuinerable uses proposed include the residential units, the

associated residential amenities and the ESB substation. The less vulnerable

development uses include the 2 no. retail units. In terms of the associated uses not
listed within the Guidelines, | am of the view that the car parking element could be

defined as a less vulnerable use, noting its occasional use by occupants of the

development.
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10.8.17. It is my view, having regard to the site being identified as lying partially within Flood
Zone A and B, and having regard to the fact that residential is defined as a
vulnerable uses (requiring a Justification Test within Flood Zones A and B), and a
retail use as a less vulnerable use (requiring a Justification Test within Flood Zone

A), within the Flood Risk Management Guidelines, a Justification Test is required.

10.8.18. In terms of the requirements of the development management Justification Test, in
setting out the below | have had regard to information that is accessible in the public
domain (relating to the Fingal Development Plan 2017-2023 (as varied) and it
associated Strategic Fiood Risk Assessment (March 2017), and | have ha

information that this contained within the applicant's Flood Risk Asses

Development Management Justification Te

Criteria Response

The subject lands have been zoned The site is a gtrat within

or otherwise designated for the Balbriggag To htre and is zoned for
particular use or form of development | Majo n re uses, which includes
in an operative development plan, resi retail, under the Fingal
which has been adopted or varied Sounty Development Plan 2017-2023 (as
taking account of these Guidelin varied). The Development Plan, and the

oning objective for this site therein, have
x been subject to a Strategic Flood Risk
% Assessment (March 2017) and a
x Justification Test Carried out for same and
Q was passed (as noted on Page 65 of the
SFRA and within Appendix B

‘Development Plan Justification Tests’ of
the SFRA). As noted with the FRA, the
FFLs of the proposed development are

based on the Development Plan and the
associated SFRA.
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The proposal has been subject to an
appropriate flood risk assessment
that demonstrates that;

a. The development proposed will
not increase flood risk eisewhere
and, if practicable, will reduce

overall flood risk;

The application is accompanied by a Fiood
Risk Assessment that demonstrates that
the proposed development will not
increase flood risk to other properties
downstream of the site. The
implementation of Surface Water
Management Measures, in S
measures, will help to fl risk to

downstream areas by a®@nualing the

flows that would rwise

discharged di the surface water

sewer of posgibithe foul sewer.

includes measures to minimise

flood risk to people, prope
economy and the env ;

far as reasonably possi

C}

b. The development proposal 4 T?'%}tes that the residential units

re located on the upper floors of the
proposed development (on the Quay
Street Frontage) with minimum FFLs of
8.225m OD, providing a minimum
freeboard of approximately 4m over all
modelled flood events. The FRA
demonstrates that that retail unit No.1, the
majority of the car parking and the shared
amenity space, and the ESB substation
are within Flood Zone C, and are at low
risk of inundation. It is acknowledged that
one of the retail units is located within
Flood Zone B. Mitigation measures are set
out in Section 5 of the FRA with the
Finished Floor Levels (FFLs) of the ESB
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substation, the shared amenities and the
car park areas having a freeboard of at
least 0.6m above the water level of the
0.1% AEP fiood event. It is stated that in
order to comply with Part M, the two no.
retail units on Quay Street will have a FFL
which will tie into the existing levels on
Quay St. Retail unit No. 1 will still achi

a freeboard of 0.56m above the wafe

level of the 0.1% AEP flood e i
Retail Unit No. 1 will achi ly
freeboard. Access to lo
nyldding the 1%
ise the risk of

01m

ent can

be maintained up to
AEP flood event.

Indypa shold of 150mm is

pluvial flo

proposals as described in Section

W0.9 beiow.

. The development progos
includes measur ré that
residual risks & and/or
develop e@e managed to
an ac | el as regards the
a cyWp#existing flood
pr n measures or the
design, implementation and
funding of any future fiood risk
management measures and
provisions for emergency services

access.,

Residual risks are set out in Section 5.3 of

the report and the main residual risk is
identified as the potential blockage of the ’
upstream bridge. Modelling a blockage of
66%, it is shown that the freeboard to each
of the uses at ground floor level is reduced
with the two no. retail units at risk of
flooding, with FFLs of same being at 0.05
and 0.41m below the predicted flood depth

associated with such a blockage.

The impact of climate change is
considered in Section 5.2 of the report,
and it is shown that the achieved

ABP-311095-21

Inspector’s Report

Page 90 of 157



freeboard is reduced for each of the
ground level uses, with the FFL of Retail
unit 2 being 0.44m below the water level
depth in a 0.5% AEP flood extent in the
High End Future Scenario (HEFS).

As per the Section 5.22 of the Flood Risk
Management Guidelines, conditions in

relation to additional flood resilien

measures are required, namely d
proposed evacuation proc
necessary, for the two

the event of potent; ing’of same in a

future climate ch ario or in the
event of a cul age, as outlined the
FRA.
d. The development proposed Th ’\{development delivers the
addresses the above in a manner | wi ing objective of delivering
that is also compatible with the residential and commercial uses within a
achievement of wider plannin n centre, is acceptable in terms of

objectives in relation to Q urban design, subject to conditions, and
a

development of good delivers an attractive, vibrant and active

design and vibran @r streetscape.
streetscapes.
A |

10.8.19. While th icant has not submitted a ‘standalone’ Justification Test, | am satisfied
that s@fficient information within the Flood Risk Assessment, and within the
public in, to satisfy the requirements of the Justification Test as set out in the

Flood Risk Management Guidelines. In relation to Objective SW02 of the Fingal
Development Plan, | am satisfied that the proposed development satisfies the
requirements of the Justification Test and, therefore, satisfies the requirements of

this particular objective.
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10.8.20. Having regard to the detailed considerations above, and having regards the

10.9.
10.9.1.

10.9.2.

10.9.3.

10.9.4.

conclusions of the Flood Risk Assessment, | am satisfied that the highly vulnerable
elements of the proposed development (the residential units and the associated
shared amenity areas) will not be subject to pluvial, fluvial flooding, groundwater or
tidal flooding. While potential flooding of the retail units (a less vulnerable use) and
an area of the car parking (which can be defined as a less vulnerable use) has been
identified, | am satisfied that additional details relating to evacuation procedures can
be sought by way of condition, as per Section 5.22 of the Flood Risk Managem
Guidelines. | have examined the mapping available on the OPW run websit Q
‘Floodinfo.ie’ and this does not indicate any previous flooding events on afiey]

FRA notes other events in the wider area which | have discussed a In ion
to the operational stage of the development, | am satisfied that that praposat will
not lead to an increased risk of flooding of adjacent sites.

Site Services

The application is accompanied by a Civil Planni epofy (July 2021). This sets out

proposals for water supply, surface water dra ul drainage.
The Planning Authority have not raised afy in g p & objection to the proposals to

is the remit of lrish Water, | note the

service the site. In relation to foul w
i#is noted that upgrades to the Quay Street

Water Services Division have stated @z
foul pump station have bee es a constraint on other applications in the
wider Balbriggan Catch xis noted that proposed Development is within the
Quay Street Pump S& at¢hment. However it is concluded that removal of the

vV

existing use, anq(re f surface water discharging to the combined system have
been consi tion to overall impacts] and no objections have been raised.

Obse is€ions has cited similar concerns in relation to the Quay Street
Pump has stated that there has been previous overflows from the pumping
station.

In relation to wastewater, it is proposed to connect to the existing gravity sewer on
Quay Street, which is a 525mm diameter sewer, as confirmed by Irish Water.
Wastewater drainage will be separate to surface water drainage and will be designed
according to Irish Water standard. As noted in Section 12 below, while not set out
within the in the applicant’s documentation on file, information within the public
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10.9.5.

10.9.6.

10.9.7.

domain' suggests that the foul discharge from Balbriggan (and therefore from the
development site) is ultimately treated at the Barnageeragh/Balbriggan WWTP,
located close to Skerries, which in tumn discharges to the Irish Sea via a 2km long
sea outfall. While there is some evidence on file that there are either capacity issues,
or technical design issues, with the pumping station on Quay Street, | note Irish
Water, who have oversight over same, have not cited any capacity concerns, in
relation to the foul sewer network, the Quay Street Pumping Station or the
Barnageeragh/Baibriggan WWTP, and have issued a Statement of Design
Acceptance for the proposal. As noted by the Water Services Division thé
of the unattenuated surface water runoff from entering the sewer ne Wil

improve any capacity constraints on same.

In relation to surface water, it is noted that the existing surf r from the site

does not appear to be attenuated and may be discharging % into either the

dedicated surface water sewer on Quay Street or into a
proposed operational surface water drainage strgteghwilhi
attenuation of surface water runoff from the devel®eed Aite via a blue roof system

terceptitn storage is provided by planting on

slab area. This will be

located on the flat roof elements and on th
supplemented by green roof systems,

torage, it is noted the planted and
a drainage board within the green and blue

landscaped areas total 1,850 s’ T
roof build ups which storemm of rainfall. This, in combination with the
e

the green and blue roofs. In relati

planting substrate will recommendations of the Greater Dublin Urban

Drainage Strategy S)/n relation to interception storage. Interception storage
paved area of the ground floor courtyard, which also

is also provide in
exceeds :@ ndgtions of the Greater Dublin Urban Drainage Strategy (GDSDS)

in relatio storage, in relation to volume of storage.

@ tion storage volume provided will cate for the runoff from a 1:100 year

t and includes a 20% allowance for climate change.

For the rainfall that enters the car park area via the ventilation areas, this will drain to
gullies and a class 1 bypass separator will be provided on the surface water outlet
from the car parking, in the event of an oil spillage. Cutlets from the attenuation

! Fingal County Council 2013 Annual Environmental Report for Balbriggan-Skerries Agglomeration
https:/fepawebapp.epa.ieflicences/ lic_eDMS/090151b2804d3ceb.pdf
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10.9.8.

10.9.9.

10.10.

10.11.
10.11.1.

system will include flow control to limit discharge rates to greenfield rates. Surface
water discharge will be to the existing surface water drainage sewer on Quay Street,
via a piped gravity drainage system.

The report notes that due to the quantity of green roof and planting proposed in the
development, surface water discharge volumes are likely to be very low and will only

occur after significant rainfall events.

| am generally satisfied that, subject to details of the proposed foul and surface water
infrastructure being to the satisfaction of the Planning Authority and Irish Wat
proposals will be adequate to serve the proposed development.
Water Supply

Water supply to the development will connect to the existing m

and High Street and all watermain infrastructure will be design
Water Standards.

Other Issues

Archaeology — | note that no Archaeological Isessment has been carried
[/

out. The submission from the DAU, in rejgtion (Oaseh ¥eology, states that given the

large-scale nature of the proposed nt and its location, it is recommended

that the applicants carry out an AfCIT&go ical Impact Assessment of the proposed
development site. In relatio % owever, | note the site does not lie within a
‘Zone of Archaeological NOtfic ' as identified on Sheet 4 ‘Balbriggan’ of the

Fingal Developmen n. @ hing Information on the Historic Environment Viewer
on Archaeology. i€ Webse does not indicate any features of archeolgical interest on

or within pr i e site. | have had regard also to the previous works on the
site which ve an impact on archaeology, and | note the site is almost

over. The Planning Authority have not raised any concerns in relation to

the mind, that a standard condition in relation to an archaeological appraisal and
monitoring would be expedient in this instance and if the Board is minded to grant, |
recommend the imposition of same. | do not consider that the lack of an
Archaeological Impact Assessment represents a material deficit in terms of the
information provided, and | am satisfied that there is sufficient information before the

Board, including that information available in the public domain on the Historic
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10.11.2.

10.11.4.

10.11.5.

10.11.6.

10.11.7.

Environment Viewer on Archaeology.ie, to conclude that, subject to conditions, there
is unlikely to be any significant impact on existing archaeology on the subject site, or

on any archaeological features in proximity to the site.

Childcare Provision - No childcare provision is proposed under this application. The

Planning Authority has not deemed the provision of childcare facilities necessary in
this instance. The Childcare Assessment sets out that there is adequate childcare
capacity in the area. As such | am satisfied that an additional childcare facility as part

of this application is not warranted.

Oral hearing Request

hearing, and in making its decision, shall have regard to th¢fe
circumstances requiring the urgent delivery of housnng set in the Action Plan
for Housing and Homelessness and shall only hol nng if there is a

compelling case for such a hearing.

The submission made on behalf of Mark Kz equests an Oral Hearing,

although no specific grounds are requ ted
issues including matters relating to on amenity, design and conservation,

impacts on property values, naj# e BTR scheme, car parking, road safety and
the need for investment in I, as well as a consideration of the relevant

s pertain fo this proposed development.

2

:@

pmission raises a number of

Development Plan objegt

ght information on file to allow for a proper and full

In my opinion ther su
assessment of Gj’ thout recourse to an oral hearing. | do not consider that

there is an | circumstances or a compeliing case for a hearing in this
instance. e recommend that the oral hearing request not be acceded to.

ues - A number of submissions have stated the proposal will result in a
reductio?’in property values. This contention is not supported by any evidence of
same and | do not consider the Board has sufficient evidence before it to conclude

that the proposal would have an adverse impact on property values.

Part V - The applicant has submitted Part V proposals as part of the application
documents. 10 no. units are currently identified as forming the Part v housing. The
Planning Authority Housing Department have made detailed comments with respect
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to the council's preference for Part V units in terms of design and layout. | note the
recent Housing for All Plan and the associated Affordable Housing Act 2021 which
requires a contribution of 20% of fand that is subject to planning permission, to the
Planning Authority for the provision of affordable housing. There are various
parameters within which this requirement operates, including dispensations
depending upon when the land was purchased by the developer. In the event that
the Board elects to grant planning consent, a condition can be included with respect
to Part V units and will ensure that the most up to date legislative requirements i

be fulfilled by the development.

10.11.8. Objective RF04 (Variation 2) of the Fingal Development Plan 2017-20
note firstly there is in fact two objectives with the title ‘Objective REQ4'.
Notwithstanding, RF04 of relevance in this instance is set out i 0
No. 2 of the Fingal Development Plan and the requirements of Sdme&jare as follows:

Submit a detailed statement for developments on land&oneg r idential or mixed

use, in excess of 100 residential units outlining:

« Compliance with the sequential approach to development of the area

» Potential for sustainable compact gr

jes

e The scale of employment proyisi commuting flows
« Extent of local services vig. administration, education- particularly third
level, health, retail agQ ame

&

e Transport accegsion
¢« Environ 34 sengditivities, resources and assets and

o Current nned infrastructure capacity

10.11.9. Itis n€ Ld if the applicant is required to submit the statement but it is likely that
this is the’ case. In any case. | note that no standalone statement has been submitted
in relation to this objective. However | am of the view that the information required by
the objective is set out within other documentation as submitted with the application

and in this regard | note the following:

10.11.10. The Planning Report, the Statement of Consistency and Statement of
Response to Opinion from An Bord Pleanala, the Architectural Design Statement,
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10.12.

10.13.

10.13.1.

the Traffic and Transport Assessment, Mobility Management Plan address the
issues of sequential development, compact growth, the scale of employment
provision and commuting flows, the extent of local services provision and transport
accessibility. The Ecological Impact Assessment, the Bat Assessment, the AA
Screening Statement and the EIA Screening Statement consider the issue of
environmental sensitivities, resources and assets. The Traffic and Transport
Assessment and the Civil Planning Report consider the issue of current and planning
infrastructure capacity. | have set out a detailed consideration of all of the ab

issues within the relevant sections of this report.

Planning Authority’s Submission

The Planning Authority recommends that permission is REFUSED ollowing 3
no reasons:
Having regard to the core principles of the National Plagging ework, and the

RSES, which seek to deliver future environmentallyéand $6cidlly sustainable housing

of a high standard for future residents and to aot ve emaking through

Integrated planning and consistently excell i o the development strategy
for Balbriggan contained in the Fingal Dev: Plan 2017-2023 and Our
) which seek to encourage sensitive

CA of Balbriggan. It Is considered that the
response fo the site context, and in

Balbriggan Rejuvenation Plan (2019 -2

redevelopment of this area withip

proposed development by realo

particular the design, heij ,
of the site, would be overbearing and visually

/ t from the character and amenities of the area, and
evelopment In its current form would be contrary fo the

assing and positioning of the apartment blocks,
would result in overd

obtrusive, and w

therefore the pfopos

De t Plan (as varied) and would seriously injure the amenities of the area,
including’the residential amenity of nearby dwellings and the visual amenities of the
area. The proposed development would, therefore, be contrary to the proper

planning and sustainable development of the area.

| have considered all of the issues raised in the above recommended reason for
refusal in Section 10.3 of the report and have concluded that subject to the
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amendments as suggested above, the proposal would be in keeping with its
immediate and wider context, and that the visual impact of same and the impact on
the landscape would be acceptable, and the character and setting of the ACA would
be preserved, and the setting of Protected Structures and other structures of
heritage interest would be preserved, in fline with the guidance as set out in Section

28 Guidance and as set out in the Development Plan.

Having regard to the Sustainable Urban Design Standards for New Apartments
Guidelines for Planning Authorities Issued by the Department of Housing Plan A
and Local Government In March, 2018, the Sustainable Residential Devel

Urban Areas Guidelines for Planning Authorities isstied by Heritage an

Plan 2017-2023 (as varied), it is considered that the proposed
reason of the response to the quality of a number of apartmentSwith)Insufficient

natural lighting, would result in low qualitative standards o and layout and

residents of the area. The proposed develspment would, therefore, be contrary to

the proper planning and sustainable eloprhent of the area.

10.13.2. | have considered the issue QF ré al standards, including daylight provision in
Section 10.4 above and uded that the overall standard of amenity for the
proposed units is ac “3nd will be further improved by the omission of floors

on Block A and ggested above.
The level of, ip§ proposed at 25 spaces for 101 units overall, would by way of

Drovision, contravene the car parking standards set out in table

1ally contravene Objective DMS1 13 of the Fingal Development Plan
2017- 2088 which requires parking provision to be in accordance with table 12.7.

10.13.3.1 have considered the issue of car parking in Section 10.6 above and have
concluded that given the flexibility afforded by the plan in relation to town and village
centre sites, the proposal does not represent a material contravention of parking
standards as expressed in the Fingal Plan, and having regard to the BTR nature of
the scheme, to the accessible town centre location and the flexibility afforded by the
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10.14.

10.15.

Development Plan in relation to such sites, to the controlled parking in the
surrounding area, | am satisfied that the proposed parking provision of 25 no. spaces
is appropriate, and will not lead to overspill parking in the surrounding streets.

Section 5 sets out conditions in the event ABP are minded to grant planning
permission. | have provided a response to those | consider to be of particular note

are as follows:

Condition 2 — Block A to be a max of four storey shoulder height /deeper set back to
the floor above this/Omit top two floors of Block B fo a maximum of three-

shoulder height %

I have specifically considered this condition in Section 10.3 above

Condition 3 — Provide a brick finish which is light to dark bro
I have specifically considered this condition in Section 10.3 v

Condition 4 — Retail units of greater size and additi af?entrances from Quay

Street/Quay Street building line to be set back llo t least a 4m wide
foothpath in line with DMURS

I have specifically considered this condition n 10.2 above.

Condition 5 — Revised plans to en equate ADF value/amend ground floor

Section 10.4 above and h gest that the proposed amenity areas to the ground
floor units on High et mitted from the scheme, and a larger bedroom area

units fo ensure residentiaf amm fensibility
| have considered daylighl& nd defensibility to the proposed units in

provided to sanfe.
Condition 40 ng lto play provision/street trees/financial contribution
| hav d this condition in Section 10.4 above.
Conditi 3 — Revised Part V proposals

| have suggested a condition in relation to Part V.

Material Contravention
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10.15.1. The applicant has submitted a Statement of Material Contravention which refers to
potential material contraventions of the Fingal County Development Plan 2017-2023,

in relation to the following:

« Height and Visual Impact (Policy Objectives DMS39, NH38 & NH40).

« Housing Mix (Policy Objectives PM38 & PM40).

« Public Open Space Provision (Policy Objectives PM52, DMS57 & DMS57a)

« Residential Design & Amenities (Policy Objectives DMS05, DMS23, DMS2
DMS25, DMS28, DMS32, & DMS75).

e Car Parking & Childcare Provision (Section 7.1, Table 12.8 Car Pagkin licy
Objective PM76).

o Development within an Architectural Conservation Area (P%b' ctives CH32,
CH33, CH37, & DMS157).

« Compliance with Local Area PlanlMasterplan/g@s; Framework (Policy

ObjectivesSS02a & PM17).

itho n of the proposed upper

10.15.2. The Planning Authority have stated that
floors the proposal will lead to a matgg
DMS30, DMS39, DMS90, DMS1

Development Plan 2017-202
10.15.3. Observer submissions r% that the proposal is a material contravention of

ve'sta
the zoning objective M8 the site. Other submissions have stated the proposal
t evelopment Plan as relates to density, open space.

materially contragene
building hei idual impact, car parking requirements. provision of childcare,

e to Architectural Conservation Areas and as relates to Objectives

travention of, inter alia, Objectives
158, NH38, NH40 and PM38 of the Fingal

objective

D

17 - Local Area Plan/Masterplan/Urban Design Framework.

10.15.4. Section 9(8)(a) of the Planning and Development (Housing) and Residential
Tenancies Act 2016 states that subjective to paragraph (b), the Board may decide to
grant a permission for strategic housing development in respect of an application
under section 4, even where the proposed development, or a part of it, contravenes
materially the development plan or local area plan relating to the area concerned.
Paragraph (b) of same states ‘The Board shall not grant permission under paragraph
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(a) where the proposed development, or a part of it, contravenes materially the
development plan or local area plan relating to the area concerned, in relation to the

zoning of the land’.

10.15.5. Paragraph (c) states ‘Where the proposed strategic housing development would
materially contravene the development plan or local area plan, as the case may be,
other than in relation to the zoning of the land, then the Board may only grant
permission in accordance with paragraph (a) where it considers that, if section
37(2)(b) of the Act of 2000 were to apply, it would grant permission for the ed

development’.

10.15.6. The applicant has submitted a Statement of Material Contraventio
application identifying a number of potentiai areas that may be
contraventions of the Development Plan. The public notice rence to a
statement being submitted indicating why permission should®®e afanted having
regard to the provisions s.37(2)(b) of the Act. | note gbs bmissions state that

t@Sts under national policy
lan, as well as suggesting
jons of the plan, and | set out my

relating to material contraventions of the de
additional matters that equate to material ¢
assessment of the application in relatiéfto this below.

10.15.7. In relation to those matters raised.i applicant’'s Material Contravention
Statement, | note the followi

Objectives DMS39, NH38 & NH40).

New infill devell if respect the height and massing of existing residential
units. Infill nt shall retain the physical character of the area including
features oundary walls, pillars, gates/gateways, trees, landscaping, and

10.15.9.1 have considered the issues of height, massing, boundary treatments in Section
10.3 of this report and | am satisfied that, subject to conditions, the proposal
complies with same. | have considered the issues of trees and landscaping in
Section 10.4 and | am satisfied that the removal of the trees will not have an impact
on the character of the site and the landscaping proposals are appropriate.
Notwithstanding I do not consider that the proposal in its submitted form would
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materially contravene same, as there is no specific limits on heights or quantum of
massing, or quantum or percentage of the boundary treatment to be retrained, nor is
there a determined level of tree removal that is set out in the objective.

Objective NH38

10.15.10. Objective NH38 seeks to ‘Protect skylines and ridgelines from development'. |
have considered these issue in Section 10.3 above. The development does not

adversely impact on any views as identified in the Development Plan.

Notwithstanding, it is not specified which skylines and ridgelines are to be prg
Development of built form within an area will most likely have some impa
skyline and/or ridgeline and | am of the view that it is not the likely intg@tio
objective to prevent all development that has an impact on same. the
opinion that the proposal materially contravenes Objective NHG8.

Objective NH40

10.15.11. Objective NH40 seeks to ‘protect views and grospgct hat contribute to the
character of the landscape, particularly those i ifi SR
from inappropriate development’.

10.15.12. As noted above, the develop t s not adversely impact on any views as
identified in the Development Pl ot of the view the proposal as submitted,

aPedy
materially contravenes Objec 'v.
es

he Development Plan,

Housing Mix (Policy Obj 38 & PM40).

10.15.13. Policy Obje t% tates ‘Achieve an appropriate dwelling mix, size, type,

tenure in all newgesfd?n | developments’. PM40 states ‘Ensure a mix and range of
housing ty r ided in all residential areas to meet the diverse needs of

reside

]
O
g

0.2 above, and having regard to the BTR nature of the scheme, | am of the

10.15.14. considered the issue of mix in Section 10.4 above, and tenure in
Section
view that an appropriate mix, size, type and tenure has been provided, and the

proposal wili add to the mix and range of house types available, and as such | am

not of the view that the proposal materially contravenes Objectives PM38 or PM40.

Public Open Space Provision (Policy Objectives PM52, DMS57 & DMS57a)
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PM52 states ‘Require a minimum public oper space provision of 2.5 hectares per
1000 population. For the purposes of this calculation, public open space
requirements are to be based on residential units with an agreed occupancy rate of
3.5 persons in the case of dwellings with three or more bedrooms and 1.5 persons in

the case of dwellings with two or fewer bedrooms.’

10.15.15. Objective PM57a — Require a minimum 10% of a proposed development site
area be designated for use as public open space. The Council has the discretion for
the remaining open space required under Table 12.5 to alfow provision or e of
small parks, local parks and urban neighbourhood parks and/or recreati

Parks in exceptional circumstances where the provisio
local parks and urban neighbourhood parks and/pr r
not achievable. This is subject to the RegionaglPa ting the open space

‘accessibility from homes’ standard specifi 12.5.

10.15.186. The development does not pro any public open space. However | am of
the view that the requirements of PM57a are to be read in conjunction

with Objective PM53 which st
O

Require an equivalent ﬁ;n Ontribution in lieu of open space provision in smaller

developments where, t pace generated by the development would be so
small as not to b N

10.15.17. The B thority has accepted that in this instance, a financial
contributiéii ropriate. | am also of that view, given the limited size of the site

and lability of any open space that could be provided on the site. As
such ot of the view that the proposal contravenes Objective PM52, and the
Planning Authority are not of the view that the proposal contravenes Objectives
PM52

Objective PM57 ‘Require that infensive recreational/amenity facilities be agreed with,
and given in ownership to the Council. The Council may directly manage these

facilities and may grant management licences and/or sporting leases in respect of

ABP-311095-21 Inspector's Report Page 103 of 157



the operation of these facilities, and uses shall be consistent with the provisions of
any deed of dedication to which the lands are subject. In areas which are subject to
Local Area Plans, the general policy will be decided in the first place at Local Area

Plan level, rather than when considering individual planning applications.

10.156.18. The Planning Authority have not suggested that such recreational or amenity
facilities are required in lieu of open space and as such | am not of the view the

proposal contravenes this objective.

Residential Design & Amenities (Policy Objectives DMS05, DMS23, DMS24,,
DMS25, DMS28, DMS32, & DMS75).

Policy Objective DMSO05 states:

Require new residential developments in excess of 100 units a
commercial/retail developments in excess of 2000 sq m to pro far a piece of

public art to be agreed with the Council.

10.15.19. The proposal does not proposed to provid iec@of public art. While the

report of the Property Services Division, Econ prise, Tourism and Cultural
Development suggests a condition requirjng a public art to be provided, and

Condition No. 29 of the PA submissi udaests the same. A condition can be

imposed to required same, in an AGGE
this art to be located on the s

Objective DMS23 ‘Permj 0 artments per floor per individual stair/lift core

ocation, as the objective does not require

within apartment sc

10.15.20. | have se@ nsideration of this issue in Section 10.4 above, while the

proposal ¢ he above objective, | am not of the view that the contravention

is mates Sons set out in Section 10.4 above), nor is the Planning Authority

of t

10.15.21. Objective DMS24 ‘Require that new residential units comply with or exceed
the minimum standards as set out in Tables 12.1, 12.2 and 12.3. of the plan’. Table
12.2 of the Fingal Development Plan provides minimum standards for apartments. |
have described in detail my qualitative assessment of the proposed development
against standards in the Apartment Guidelines and | am satisfied that the proposed

development is acceptable in this regard. Notwithstanding while the proposal
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contravenes the above objective (see discussion of same in Section 10.4.34 above).
I'am not of the view that the contravention is material, nor is the Planning Authority of
this view.

Objective DMS25 Require that the majority of all apartments in a proposed scheme
of 100 or more apartments must exceed the minimum floor area standard for an Y
combination of the relevant 1, 2 or 3bedroom unit types, by a minimum of 10%.

10.15.22. The proposal has achieved this and therefore does not represent a material

contravention of this Objective.

Objective DMS28 ‘A separation distance of a minimum of 22 metres en Wirectly
opposing rear first floor windows shall generally be observed unlesé al e
t

provision has been designed toc ensure privacy. In residential 0. s over3
storeys, minimum separation distances shall be increased il nges where

overlooking or overshadowing occurs’

10.15.23. The Planning Authority is not of the view th e Arpposed separation
distance is a material contravention of their DeVeRgmeht Plan. For reasons | have
set out in Section 10.4 of this report, | am o @ the proposal complies with this

L]

objective, and therefore is not a material con ntion of same.

Objective DMS32 ‘Prohibit propos uld create a gated community for any

new residential developmentsQ
10.15.24. The Planning Aut t&( t of the view the proposal contravenes this
t

objective of their Deve an, nor have they referred to the term ‘gated

community’. The fck €s not provide any area of public open space nor does
it provide a pubfic thoyodghfare through the site, nor is there ample opportunity to do

gneme provides security for residents by way of access gates. | am of the
e term ‘gated community’ generally refers to traditiona! housing estates
which prevent access to the wider community by way of gated vehicular access
points, and | am not of the view it applies to the current proposal.

Objective DMST5 states ‘Provide appropriately scaled children’s pla yground facilities
within residential development. Pla yground facilities shall be provided at a rate of 4
$q m per residential unit. All residential schemes in excess of 50 units shall
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incorporate playground facilities clearly delineated on the planning application
drawings and demarcated and built, where feasible and appropriate, in advance of

the sale of any units.

10.15.25. The Planning Authority have not stated that the proposal contravenes this
objective. The proposed courtyard includes a furnished play area that is 65m? plus a
lawn of 192m? for more informal play and older children. | am of the view, that while
the proposal does not provide the 404 sq. m as required by the objective, the

shortfall is not material, in my view.

Car Parking & Childcare Provision (Section 7.1, Table 12.8 Car Parking, lic
Objective PM76).
10.15.26. Section 7.1 refers to Transportation in general, including the licgion of

parking control standards. The car parking standards as set 0 12.8 appear

to be supported by Objective DM113 of the Development is states that,
inter alia, the number of car parking spaces at new dev op;;nil!s will be in
accordance with the standards set out in Table 12.5°gs S ch there is a specific
objective within the Development Plan that re he quantum of parking to be

provided. However, the supporting text faf sam tes

In town and village centres where plot's(Z e small, it can be difficult to provide
car parking for new developmen r& Pay and Display systems are in operation,
the parking demand can bg ‘@ ated on-street. As the use of on-street

parking, especially per ¥ saves developers the cost of providing their own

car parking spacesanoige s Council revenue from Pay and Display, a

contribution in lidu of ng is appropriate.

10.15.27. Ih idered this issued in detail in Section 10.6 above, the proposal
does 9ent a material contravention of parking standards as expressed in the
Fingal aving regard fo the considerations as set out in Section 10.6 above.

Objective PM76 - Require as part of planning applications for new residential and
commercial developments that provision be made for appropriate purpose built
childcare facilities where such facilities are deemed necessary by the Planning
Authority.

10.15.28. No childcare provision is proposed under this application. The Planning
Authority has not deemed the provision of childcare facilities necessary in this
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instance. The Childcare Assessment sets out that there is adequate childcare
capacity in the area. As such the proposal does not contravene this objective.

Development within an Architectural Conservation Area (Policy Objectives CH32,
CH33, CH37, & DMS157).

Objective CH32 Avoid the removal of structures and distinctive elements (such as
boundary treatments, street furniture, paving and landscaping) that positively
contribute to the character of an Architectural Conservation Area.

10.15.29. | have considered this issue in Section 10.3 above and | do not con
proposal contravenes same, nor or the Planning Authority of this vie

Objective CH33 Promote the sympathetic maintenance, adaptati d se of the
historic building stock and encourage the retention of the originaMNgbrid’such as

windows, doors, wall renders, roof coverings, shopfronts, and other

significant features of historic buildings, whether protec 4
Objective CH37 Seek the retention, appreciationgan phopriate revitalisation of the
in both the towns and rural

historic building stock and vernacular heritageg

areas of the County by deterring the replac % D
modern structures and by protecting (#ough the use of Architectural Conservation

good quality older buildings with

Areas and the Record of Public St nd in the normal course of Development
Management) these buildings % ¥y contribute to the character of an area or
town and/or where they a xainples of a structure type.

10.15.30. Insofar as these ohj#etivEs are relevant to this application, | have considered
this issue in Secti x is report, | do not consider the proposal contravenes
same, nor or thg Plannirg Authority of this view.

Objectiv 1 nsure that any new development or alteration of a building
withil jompig an ACA positively enhances the character of the area and is
appro in terms of the proposed design, including: scale, mass, height,

proportiéns, density, layout, materials, plot ratio, and building lines.

10.15.31. | have considered the issue of | have consider these issues in Section 10.3 of
this report and | am satisfied that, subject to conditions, the proposal is acceptable.
Notwithstanding, | do not consider that the proposal in its submitted form would

materially contravene same, as there is no specific limits on heights, density, plot
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ratio or quantum of massing, nor is there a determined layout, materiality or building
line that is required to be adhered to.

Compliance with Local Area Plan/Masterplan/Urban Design Framework (Policy
ObjectivesSS02a & PM17).

Objective SS02a Development will be permitted in principle on lands where there is
a Local Area Plan or Masterplan in place and only when these lands are
substantially developed will permission be granted for the development of lands
without such a framework. Should the lands identified within a LAP or Maste

come forward for development in the short term, consideration will be giv o
lands.

10.15.32. The site is not located in an area subject to a Local Area Rla a
Masterplan. | am not of the opinion that the proposal represe térial
contravention of Objective SS02a.

Objective PM17 Consider the Urban Design Framegork'wrefyéred for the centre of

Balbriggan to inform and guide development inAiwg.a
10.15.33. As set out in the applicant’s Material C on Statement, the Urban

Design Framework (2004) is no longerpubicly available. The Planning Authority
have not made reference to this pleg applicant's Material Contravention
Statement states that this pla s bedn superceded by the Our Balbriggan 2019 -

2025 Rejuvenation Plan, yahicf¢he application has had regard to (as set out in the
Statement of Consist e Landscape Design Rationale). | am of the view
that it would be S to require a development to comply with a framework
document that n@longér appears to be available, or relied upon by the Planning
Authority. ore the Development sets out that such Urban Framework Plans
are ifdicating that strict adherence to same is not necessary. The Planning
Authorl not consider the proposal represents a material contravention of PM17

and | am also of this opinion.

Other Potential Material Contraventions

10.15.34. While the Planning Authority’s 3 no. recommended reasons for refusal only
refer to one potential material contravention (as relates to car parking), the
submission from the Planning Authority have also suggested additional matters that

amount to material contraventions of the Development Plan, namely.
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Objective DMS30 (as relates to compliance with BRE 209 and B.S.8206)

10.15.35. I have considered same in Section 10.4 above and | am not of the view that
the proposal represents a material contravention of same.

Objective DMS157 (as relates to development within ACAs); Objective DMS158
(ACAs — Regard to Table 12.11)

10.15.36. I have considered the impact on ACA, and the requirements of Table 12.11 in
Section 10.3 above. In relation to the wording of these objectives, | consider the
requirements of same are subject to a subjective assessment, and | am
view the proposal in its submitted form would materially contravene s .

Objective DMSSO0 (as relates to screening of amenity spaces)

10.15.37. I have considered the issue of screening of balconies SSgtioh 10.5 above,
and subject to conditions requiring a more solid screening t I satisfied that

they will provide adequate screening for both proposed s and will mitigate

any overlooking of existing neighbouring reside nyy¢ase, the wording of the

policy is such that it requires a subjective as same, and | am not of the

view the proposal in its submitted form wo riglly contravene same.

10.15.38. Observer submissions have submitted that the proposal is a material
contravention of the following adfitio I policies and objectives, not considered

above:

10.15.39. MC Zoning Objegtive W have considered same in Section 10.2 above and |
am not of the view t plpposal represents a material contravention of the

zoning objectiv r regsons set out therein.
10.15.40. Den hege is no specific objective in the Development Plan that sets out

a specifi itYlimitation for residential development in Balbriggan. As such | am
the proposal represents a material contravention of any objective in

10.16.41, Building Heights — There is no specific restriction on heights for proposed
development in Baibriggan. As such | am not of the view the proposal represents a

material contravention of any objective in the plan relating to heights.

10.15.42. Urban Framework Plan — Objective BALBRIGGAN 2 also requires the
implementation of the Urban Design Framework. As per the reasoning set out in
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relation to Objective PM17 above | am not of the view the proposal represents a
material contravention of this objective, nor is the Planning Authority of this view.

Conclusion

10.15.43. For reasons as set out above, | am not of the view that the proposal

11.0

11.1.1.

11.1.2.

11.1.3.

represents a material contravention of any aspect of the Fingal Development Plan
2017-2023 (as varied).

Environmental Impact Assessment (EIA) Screening

Class 10(b) of Part 2 of Schedule 5 of the Planning and Development
2001, as amended and section 172(1)(a) of the Planning and Dev
2000, as amended provides that an Environmental Impact As

required for infrastructure projects that involve:
« Construction of more than 500 dwelling units

« Urban Development which would involve an are ate) than 2 hectares in the

case of a business district*, 10 hectares in thother parts of a built-up area
(J

and 20 hectares elsewhere.

*a ‘business district’ means a distric ity or town in which the predominant

land use is retail or commercial
Class 14 relates to works ;ﬁa{ 8h carried out in order to facilitate a project listed

e where such works would be likely to have

in Part 1 or Part 2 of thi
significant eﬁect@ fonment, having regard to the criteria set out in

Schedule 7.

It is propds nstruct 101 no. residential units, 2 no. retail units and associated

below the area threshold that applies to a business district and that applies to other
areas. The site is a brownfield site, located in the town centre of Balbriggan, where
there is existing residential and commercial uses. The introduction of a residential
development will not have an adverse impact in environmental terms on surrounding
land uses. It is noted that the site is not designated for the protection of the

landscape or of natural or cultural heritage. An AA Screening Report has been
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11.1.4.

submitted which concludes that the proposed development, individually or in
combination with other plans or projects would not be likely to have a significant
effect on any European site, in view of the sites’ Conservation Objectives and |
concur with the conclusions of same. The proposed development would not give rise
to waste, pollution or nuisances that differ from that arising from other housing in the
neighbourhood. It would not give rise to a risk of major accidents or risks to human
health. The proposed development would use the public water and drainage services
of Irish Water and Fingal County Council upon which its effects would be marginal.

Section 299B (1)(b)(ii)(IN(A) of the regulations states that the Board shall’s elf
that the applicant has provided the information specified in Schedul iteria
set out in schedule 7A of the regulations are relevant to the questioMas hether
the proposed sub-threshold development would be likely to niffCant effects
on the environment that could and should be the subject o
assessment. The submitted EIA Screening Report (dat
information required under Schedule 7A to the plarinlg r
various reports submitted with the application ad $ g variety of environmentai
issues and assess the impact of the propopment, in addition to cumulative
impacts regarding other permitted dev, opme .. proximity to the site, and
demonstrate that, subject to the vas struction and design related mitigation

measures recommended, the prEPRgethdevelopment will not have a significant
Q d regard to the characteristics of the site,

impact on the environment 4 ht
location of the promse% ent, and types and characteristics of potential
h

e

ental impact
t 2021) includes the
ations. In addition, the

impacts. | have exagdin sub criteria having regard to the Schedule 7A
bmissions, and | have considered all information which

information and th
accompanieg\trig appjication including infer afia:

Statem fBcreening for Appropriate Assessment

. tion and Environmental Management Plan
» Stage 1/2 Road Safety Audit

* Flood Risk Assessment

» Architectural Heritage Impact Assessment

e Bat Assessment
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11.1.5.

« Microclimatic Wind Analysis and Pedestrian Comfort Report
o Ecological Impact Assessment

o Operational Waste & Recycling Management Plan

e Construction & Demolition Waste Management Plan

s Landscape and Visual Impact Assessment

e Viewpoints Document (Site & Context — LVIA Scope)

e Landscape Strategy & Design Report

e Architectural Design Statement @
 Residential Quality Audit Q
o Traffic and Transport Assessment %

e Mobility Management Plan
e Ground Condition Assessment Report
o Civil Planning Report

e Structural Intent Report — Retaining ¥¥all Solution
e Mechanical Service Specificali
o Electrical Service Specif] io

xgé
e Part L Compliance 8(B ssment
e Public Lightirzs;L lculations Report

e Propert empent Strategy Report

¢ Bujlei cle Report

e Pla Report

« Statement of Consistency

o Childcare Assessment

o Statement of Response to Opinion from An Bord Pleanala

Noting the requirements of Article 299B (1)(b)(i)(IN(C), whereby the applicant is
required to provide to the Board a statement indicating how the available results of
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11.1.6.

other relevant assessments of the effects on the environment carried out pursuant to
European Union legislation other than the Environmental Impact Assessment
Directive have been taken into account, | note that the applicant has submitted a
‘Statement in Accordance with Article 289B (1)(b)ii)(I)(C)". This notes that the
following assessments / reports have been submitted: -

A Statement of Screening for Appropriate Assessment, a Bat Assessment, an
Ecological Impact Assessment, a Construction and Environmental Management
Plan and a Public Lighting Report have been submitted with the applicati
support of the Habitats Directive (92/43/EEC), have been submitted wit

application.

A Statement of Screening for Appropriate Assessment, a B ent, an
Ecological Impact Assessment, a Construction and Enve Management
Plan and an Operational Waste & Recycling Manageme @ have been
submitted, in support of the Water F ramework Djrect 00/60/EC).

A Statement of Consistency and a Material travgntion Statement have been

submitted, in support of the SEA Directi 1742/EC).
A Construction and Environmenta ana nt Plan has been submitted, in

support of the Environmental ctive (2002/49/EC) and the Clean Air for

Europe (CAFE) Directive (@e 08/50/EC).
A Flood Risk Assessméf a il Planning Report have been submitted, which

was undertaken in n the EU Floods Directive (2007/60/EC)

In addition to that s% e applicant's 299B Statement ] note the following:
f

Scye€ning for Appropriate Assessment and an Ecological Impact
e been submitted with the application in support of the Birds

A Statemenl o

Dir /147/EC)
S ironmental Reports for the F ingal Development Plan 2017-2023 (as
varied)

SFRA of the Fingal Development Plan (2017-2023 (as varied)

A Construction & Demolition Waste Management Plan and Operational Waste &
Recycling Management Plan which were undertaken in accordance with the

Waste Management Act, 1996.
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11.1.7.

12.0

12.1.1.

12.1.2.

| have taken into account the above documentation above when screening for EIA. |
have completed an EIA screening assessment of the proposed development with
respect to all relevant considerations, as set out in Appendix A to this report. | am
satisfied that the nature and scale of the project, the location of the project and the
environmental sensitivity of the geographical area would not justify a conclusion that
the proposed development would be likely to have significant effects on the
environment. The proposed development does not have the potential to have effects
of which would be rendered significant by their extent, magnitude, complexity,
probability, duration, frequency or reversibility. In these circumstances, the
application of the criteria in Schedule 7 of the Regulations to the propos

threshold development demonstrates that it would not be likely to h ignMpant
offects on the environment and that an EIA is not required befora,a @nt
permission is considered. This conclusion is consistent with t eening

Statement submitted with the application. | am satisfied th ation required

under Section 2909B(1)(b)(ii)(I1) of the Regulations has been bmitted. A Screening
Determination should be issued confirming tha rR requirement for an EIAR
based on the above considerations, and as p clusions of the EIA screening

assessment in Appendix A of this repori

Appropriate Assessment O

The requirements of Arti ( related to screening the need for appropriate
assessment of a proj% eroart XAB, section 177U and section 177V of the

Planning and D ct 2000 (as amended) are considered fully in this
section.

)rticle 6(3) of the Habitats Directive

Compliapce

%‘ Directive deals with the Conservation of Natural Habitats and of Wild
Fauna ard Flora throughout the European Union. Article 6(3) of this Directive
requires that any plan or project not directly connected with or necessary to the
management of the site but likely {0 have a significant effect thereon, either
individually or in combination with other plans or projects shall be subject to

appropriate assessment of its implications for the site in view of the site’s
conservation objectives. The competent authority must be satisfied that the proposal
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12.1.3.

12.1.4.

12.1.5.

12.1.6.

will not adversely affect the integrity of the European site before consent can be
given. The proposed development is not directly connected to or necessary to the
management of any European site and therefore is subject to the provisions of
Article 6(3).

The applicant has submitted a Screening Report for Appropriate Assessment as part
of the planning application (Statement of Screening for Appropriate Assessment).
The Screening Report has been prepared by Noreen McLoughlin, MSc of Whitehall
Environmental and is supported by an Ecological Impact Assessment prep
the same author. The Report provides a description of the proposed de
and identifies European Sites within a possible Zone of influence (Z

development. The AA screening report concludes that the appligat her
individually or in combination with other plans and projects, will h nd impacts

upon the Natura 2000 sites identified within the Zone of In d that the
application does not need to proceed to Stage Il of the ate Assessment
process.

igentification of all the aspects of

Having reviewed the documents and submissi ] satisfied that the submitted
information allows for a complete examinat@
the project that could have an effect, e, or in combination with other plans and

projects on European sites.

Need for Stage 1 AA Screeni;O

The project is not directidco ed with or necessary to the management of a
European Site and we re Jt needs to be determined if the development is likely to
ct

have significan a European site(s). The proposed development is
examined i e@ any possible interaction with European sites designated
Special tion Areas (SAC) and Special Protection Areas (SPA) to assess
give rise to significant effects on any European Site in view of the

conseNgtign objectives of those sites.

Brief Description of the Development

The applicant provides a description of the project in Section 3.1 of the Screening
Report. The development is also summarised in Section 2 of this Report. In
summary, permission is sought for the demolition of the existing buildings on the site
and construction of 3 no. apartment blocks (Blocks A - C) ranging in height from 3 to
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12.1.7.

12.1.8.

6 storeys (with Block B over 3 no. lower courtyard floors) providing a total of 101
units as well as the provision of resident support facilities and services, 2 no. retail
units, car parking (at ground floor), cycle parking, ESB substation/switch room,
plant, bin stores, open space, landscaping, boundary treatments and all associated
site works and services provision. The area is characterised by residential and

commercial development and the site is within a town centre location.

The site is serviced by public water and drainage networks. Foul effluent will drain to
an existing gravity sewer on Quay Street. Surface water will be separate from
wastewater drainage and all wastewater infrastructure will be designed an
constructed in accordance with irish Water requirements as set out in s
“Code of Practice for Wastewater Infrastructure” and “Wastewater
Standard Details”. In relation to surface water, it is noted that Xi
from the site does not appear to be attenuated and may bg disCfiarging directly into
either the dedicated surface water sewer on Quay Strget o combined sewer.
The proposed operational surface water drainage @ include collection and
e

via a blue roof system

attenuation of surface water runoff from the d
located on the flat roof elements and on the p b area. This will be

supplemented by green roof systems. Intésception storage is provided by planting on

the green and blue roofs. For the rai nters the car park area via the

ventilation areas, this will drain t nd a class 1 bypass separator will be

provided on the surface w om the car parking, in the event of an oil
spillage. Outlets from ion system will include flow control to limit
discharge rates to_greekgiel Tates. Surface water discharge will be to the existing
surface water dr@js wer on Quay Street, via a piped gravity drainage system.

The applicayt eening Report notes that the habitats within the study area are
limite y consist of buildings and artificial surfaces (BL3), with some areas
of scatte rees and shrubs along with pockets of recolonising bare ground. There

was some evidence of previous growth of Japanese Knotweed, which was found to
be dead, and it had been previously treated with herbicide. In relation the aquatic
environment, it is noted that the site lies with the Nanny Delvin Hydrometric Area
(08) and Catchment (09), the Palmerstown Sub-Catchment (010) and the Matt Sub-
Basin (010). The closest watercourse is noted as the Bracken River, which runs 15m
to the north of the application site. This flows behind the buildings which front on the
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north side of Quay Street, and it flows in a north-easterly direction where it
discharges to Balbriggan Harbour, approximately 160m north-east of the site. The
ecological status of the Bracken River or its tributaries has not been classified by the
EPA, although the Screening Report states that it is generally considered to be At
Risk of not achieving good ecological status as required under the Water Framework

Directive.

Submissions and Observations

12.1.9. The Planning Authority have not raised any issues as relates to Appropria
Assessment, nor have objections being raised in relation to surface w

Irish Water have not raised any issues in relation to foul water pro
Irish Water cited capacity constrains as relates to foul water drag

treatment,

12.1.10. An observer submission has stated that the informatio OVi ith the AA

Screening Report contains lacunae and is not based on %p priate scientific

expertise. It is contented that the Zone of Influ is Nyt feasoned or explained and
that the criteria for determining the zone of as no basis in law. The
fr

icient reasons or finding as required, and

e is not explained. it is further

imitation of the Zone of Influence to 15
stated that the report does not provide s
that the conclusions and statemeag de therein do not identify any clear

methodology and no analysi @ in respect of the protected sites ‘screened
out’. ltis further stated t % Oes not consider all aspects of the proposed
development — inclu i%\ during the construction phase, such as construction
compounds and '1%( - It is further contended that insufficient surveys have

been carried geperally, and also in relation to bird collisionfflight paths, the report
otential impacts on protected bird species, that no regard or

network and cited the potential for pollution of the harbour and beach area, and
impacts on the Bracken River. Previous overflows of raw sewerage from the
underground sewerage storage tanks in Quay Street have been cited.

Zone of Influence
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12.2. Section 2.5 of the Screening Report sets out the assessment methodology and
stated the assessment considered all potential impact sources and pathways
connecting the proposed development to Natura 2000 sites. A summary of the 11
no. European Sites that occur within a 15km radius of the proposed development is
presented in Section 3.3 of the applicant’s AA Screening Report. In relation to the
use of the 15km radius, the screening report states that other sites further than this,
but potentially within the zone of interest, were considered (although these are not

explicitly referenced within the applicant’s screening report). | have set out the |

sites as identified in the applicant's Screening Report below, with approxim
distance to the application site indicated: Q)
e River Nanny Estuary and Shore SPA (004158) 5km north @

» Skerries Islands SPA (004122) 6.4km south-east

+ Rockabill to Dalkey Island SAC (003000) 7.9km east v

+ Rockabill SPA (004014) 8.3km east

e Boyne Coast and Estuary SAC (001957)

o Rodgerstown Estuary SAC (000208)4].2km th

¢ Rogerstown Estuary SPA (0040 1. south

¢ The Boyne Estuary SPA

ckwater SAC (002299) 14.7km north-west

2.7km north

o The River Boyne anq Rj

« Malahide Est 0205) 14.9km south
¢ Malahid @A (004026) 14.9km south

12.3. The spegi i®ing interests and conservation objectives of the above sites are

~—*

scale of D€ 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), as well as by the
information on file, including observations on the application made by prescribed

bodies and observers, and | have also visited the site.
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12.3.1. In terms of determining the zone of influence, | would note that the site is not within
or immediately adjacent to a Natura 2000 site. In identifying potential impact sources
and pathways connecting the development to Natura 2000 site, | am satisfied that
those sites identified with the applicant’s screening report are within Zone of
Influence of the project, as they could reasonably be considered downstream of the
site, given the site’s proximity to the Bracken River, and the fact this flows into
Balbriggan Harbour and the Irish Sea, which has a hydrological connection with the
sites identified above. There are no other immediately identifiable connections or

pathways to any other Natura 2000 sites.

Table 1: European Sites/Location and Qualifying Interests )
Site (site code)} and Qualifying Interests/Specigs
Conservation Objectives Conservation Interest (Sau Al
(source: NPWS) NPWS)

River Nanny Estuary and Shore | Oystercatcher ae%s ostralegus)
SPA (004158) Ay

To maintain the favourable Ringed radrius hiaticula) [A137]
Galden Mebef Pluvialis apricaria) [A140]

conservation condition of the en

bird species listed as Special

‘ lidris canutus) [A143]
Conservation Interests for thi
SPA and To maintain the G derling (Calidris alba) [A144]
favourable conservati Herring Guil (Larus argentatus) [A184]
condition of the abjtat
" Wetiand and Waterbirds [A999]
in River Nanny, &%iu d

Shore SPAasWa resdurce for the
regularlySgchyring migratory
wa | t utilise it.

SkerriegAslands SPA (004122) | Cormorant (Phalacrocorax carbo) [A017]

favourable conservation Light-bellied Brent Goose (Branta bernicla
hrota) [AD46]

condition of the bird species
Purple Sandpiper (Calidris maritima) [A148]
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listed as Special Conservation
Interests for this SPA.

Turnstone (Arenaria interpres) [A169]

Herring Gull (Larus argentatus) {A184]

Rockabill to Dalkey Island SAC
(000300)

To maintain or restore the
favourable conservation
condition of the Annex |
habitat(s) and/or the Annex Il
species for which the SAC has

been selected.

Reefs [1170]

Phocoena phocoena (Harbour Porpoise)
[1351}

Rockabill SPA (004014)

To maintain the favourable
conservation condition of the
bird species listed as Special
Conservation Interests for this
SPA.

Common Tern (Sterna

Arctic Tern (Stgfna

oY

Boyne Coast and Estuary SAC
(001957)

conservation condition e

Annex | habitat(s) 0

Annex | specie@h he
d.

SAC has b o

Estuaries [1130]

s and sandflats not covered by

Annual vegetation of drift lines [1210]

To maintain the favourable@water st low; tige [140]

Salicornia and other annuals colonising mud
and sand [1310]

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

Embryonic shifting dunes [2110]

Shifting dunes along the shoreline with
Ammophila arenaria (white dunes} [2120]

Fixed coastal dunes with herbaceous
vegetation (grey dunes) [2130]
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Rogerstown Estuary SAC
(0208)

To maintain the favourable
conservation condition of the
Annex | habitat(s) and/or the
Annex Il species for which the
SAC has been selected.

Estuaries {1130]

Mudflats and sandflats not covered by
seawater at low tide [1140]

Salicornia and other annuals colonising mud
and sand [1310]

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

Mediterranean salt meadows (Juncetalia
maritimi) [1410]

Shifting dunes along the shoreline wit
Ammophila arenaria (white dunes) 0

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

Rogerstown Estuary SPA
(004015)

To maintain the favourable
conservation condition of the
bird species listed as Special
Conservation Interests for this
SPA.

Greylag Goose {Anser r ]
Light-bellied Brent Goosé (Bradnta bernicla
hrota) [A046]

Shelduck (Tadorra tajorna) [A048]

Shovele eata) [A056]
Oyster aematopus ostralegus)

lover (Charadrius hiaticula) [A137]

Plover (Pluvialis squatarola) [A141]
not (Calidris canutus) [A143]

Dunlin (Calidris alpina) [A149]

Black-tailed Godwit (Limosa limosa) [A156]
Redshank (Tringa totanus) [A162]

Wetland and Waterbirds [A999]

To maintain the favourable

conservation condition of the
bird species listed as Special

Shelduck (Tadorna tadorna) [AD48]

Oystercatcher (Haematopus ostralegus)
[A130]

Golden Plover (Pluvialis apricaria) [A140]

Grey Plover (Pluvialis squatarola) [A141]
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Conservation Interests for this
SPA and to

to maintain the favourable
conservation condition of the
wetland habitat in Boyne
Estuary

SPA as a resource for the
regularly-occurring migratory

waterbirds that utilise it.

Lapwing (Vanellus vanellus) [A142]

Knot (Calidris canutus) [A143]

Sanderling (Calidris alba) [A144]
Black-tailed Godwit (Limosa limosa) [A156]
Redshank (Tringa totanus) [A162]
Turnstone (Arenaria interpres) [A169]

Little Tern (Sterna albifrons} [A195]

Wetland and Waterbirds {A999]

The River Boyne and River
Blackwater SAC (002299)

To maintain or restore the
favourable conservation
condition of the Annex |

habitat(s) and/or the Annex I
species for which the SAC has
been selected:

Alkaline fens [7230]

Alluvial forests with Algus glytingsa and
Fraxinus excelsior (Al n, Alnion
incanae, Salicion 0]

Lampetra er Lamprey) [1099]

Ty

(Otter) [1355]

Salmg sa n) [1106]

Malahide Estuary SAC (02

To maintain the favo r%\
conservation con 'Ai%'
Annexlhabitaté? the
egie hich the
e lected.

Annex |l
SAC

dflats and sandflats not covered by
. seawater at low tide [1140]

Salicornia and other annuals colonising mud
and sand [1310}

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

Mediterranean salt meadows (Juncetalia
maritimi) [1410]

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

Fixed coastal dunes with herbaceous
vegetation (grey dunes) [2130]
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Malahide Estuary SPA (4025) Great Crested Grebe (Podiceps cristatus)
[AQO5]
To maintain the favourable

. . Light-bellied Brent Goose (Branta bernicla
conservation condition of the hrota) [A046]
bird species listed as Special
Conservation Interests for this | Shelduck (Tadorna tadorna) [A048]

SPA. Pintail (Anas acuta) [A054]

Goldeneye (Bucephala clangula) [A067]

Red-breasted Merganser (Mergus s
[A069]

Oystercatcher (Haematopus le
[A130]

Golden Plover (Pluviali ria) [A140]
Grey Plover (Pluyvia arola) [A141]

Knot (Calidpi€,can [A143]

Dunlin s alpina) [A149]

Blégk-tailed Godwit (Limosa limosa) [A156]

-tailed Godwit (Limosa lapponica) [A157]

dshank (Tringa totanus) [A162]
x Wetland and Waterbirds [A999]

habitat or species fragmentation, reduction in species density and water quality. It is
noted that the site has no ecological connectivity to any Natura 2000 site, and that
there is sufficient distance between the application site and all Natura 2000 sites to
ensure that potential direct and indirect impacts will be avoided, and that there will be
no impacts upon the Qualifying Interests of any designated site. Direct, indirect and
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12.3.8.

cumulative impacts are ruled out due to the small size and scale of the development
in relation to the overall size of the Natura 2000 sites identified. The closest water
feature to the site is noted as being the Bracken River, which discharges to
Balbriggan Harbour, which is not designated as an SAC/SPA. Clean surface water
from the site will be directed into the public system and wastewater is discharged
into the existing foul sewer. It is stated that the construction and operation of the
proposed development will have no impacts when considered in combination with
other plans and projects that have been screened for Appropriate Assessment
where mitigation measures have been included as part of Appropriate Assess
(Natura Impact Statement). In relation to potential impacts on bird speci
associated with any of the SPAs within 15km of the site, the applic
Report notes that the bird species in question are mostly wadin

estuarine and coastal habitats of the estuaries of Co. Dublin a eath and

s that use the

surrounding areas and will not be impacted by the constru

proposed development. In relation to the five pairs of nestingyherring gulis on site (as

referred to in the EclA) it stated that demolition ilding will be done outside of
the nesting season for these gulls, with altern ing opportunities being

available within either the replacement b@ding of the surrounding urban area.

" model in respect of potential indirect
dof the site or on the immediate boundaries of

In applying the ‘source-pathway-reggep
effects, | note there is no waterc

the site. | note the Bracke dme 15m from the site and that Balbriggan

Harbour is some 150 ite. There are indirect foul and surface water

connections to Nattica SiteS&s set out below. In terms of foul water connections |
note that foul r fro e development, this will be discharged to the existing foul
sewer sy n ation with the public domain indicates that wastewater is

treate nageeragh/Balbriggan WWTP (as per discussion in Section 10.9 of
this re hich discharges to the Irish Sea. As such there is an indirect connection
to those Natura 2000 sites that are located in the Irish Sea. Surface water will be
discharged to the existing surface water sewer network on Quay Street. This
appears to outfall to the Bracken River, which discharges into Balbriggan Harbour
and the Irish Sea, and as such there is an indirect connection to those Natura 2000
sites that are located in the Irish Sea, as listed in Table 1 above. There is no other

evident pathway or connections from the site to any other Natura Sites. As such [ am
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satisfied that those sites as set out above in Table 1, and as identified by the
applicant, are within the Zone of Influence of the development.

12.3.9. Consideration of Impacts on the Natura 2000 sites as set out in Table 1 above.

» There is nothing unique or particularly challenging about the proposed urban
development, either at construction phase or operational phase.

¢ There will be no loss or alteration of habitat associated with the above Natura
2000 sites detailed in Table 1 as a result of the proposed development. In
relation to the five pairs of nesting gulls (Larus argentatus) on the si
that this bird species is listed as a Species of Conservation int for
the River Nanny Estuary and Shore SPA (004158), which is€oca
approximately 5km north of the site, and the Skerries Is 04122),
located 6.4km to the south-east of the site. The habifat IQ¥d on the site
within which the gulls are nesting, are similar to s%ts which are
ubiquitous throughout the urban area of Bal g% in urban areas in
general, and | am satisfied then that this itat §n‘the site is not associated
with either the River Nanny Estuary ore"SPA (004158}, which is
located approximately 5km north, of t@t the Skerries Island SPA
(004122), located 6.4km to t h-east of the site. The displacement of the
herring gulls from the site.d

2

e [ISted SPAs, nor have they raised any other

ikely to result in an ex-situ impact on either of

the SPA’s, in my view. S have not raised a concern in relation to ex-
situ impacts on thg a

concerns in r y impacts on any Natura sites. As such | am of the

view that acts on the River Nanny Estuary and Shore SPA
(004158Kand Skerries Island SPA (004122) are not likely in view of the
sitgf’ ation objectives. While the proposed displacement of the nests
h

=S

ed to take place outside of nesting season (as legally required
gr other legislative codes), this is not done to avoid impacts on the River
anny Estuary and Shore SPA (004158) and the Skerries island SPA
(004122), and is a standard measure employed when site works, which could
affect nesting birds, are carried out, and | am not of the view that it constitutes

mitigation for the purposes of AA.
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+ There is no evidence to suggest that the site encompasses any ex-situ
breeding, roosting, staging or foraging habitats for any other bird species
listed as Species of Conservation Interest (SC!) for the any of the Natura 2000

sites detailed in Table 1 above.

+ There are no surface water features within the site although | note that there
is a stream/river located approximately 15m to the north of the site (Bracken
River). During the operational stage surface water from the proposed
development will water discharge will be to the existing surface water

drainage sewer on Quay Street, via a piped gravity drainage systerp®t is

set out within the AA screening report the surface water outfall | ut i
note that the applicant’s EIA Screening Report, submitted vy

application, states that it appears to outfall directly to t iver. This
then discharges to the Balbriggan Harbour. EPA mgppin ates 2 no.
storm water overflow discharge locations, one ygthi proximity of the

Bracken River and one within the Harbour jigelf. AS séCh it is likely that
attenuated surface water will discharge the Bracken River, and
which in turn discharges to Balbriggan @or directly to the Harbour
itself. According to the EPA Ma er, the Harbour area and the sea area
isk, Sea) is classified as ‘Unpolluted’ and has a

surrounding it (Northwesterp

WFD risk score of 'not t his coastal waterbody has a status of ‘High’

under the WFD 2013-
¢ The nearest n gites to the proposed development site are as set out
above, WI st Natura 2000 site being River Nanny Estuary and
hore 58) 5km north of the site and Skerries Island SPA (004122),

ining 9 no. sites at a greater distance from the development site.

1% ce water pathway creates the potential for an interrupted and distant
ogical connection between the proposed development and European

sites as set out above. During the construction phase standard pollution
control measures are to be used to prevent sediment or pollutants from
leaving the construction site and entering the water system. During the
operational phase controlled volumes of clean, attenuated surface water will
discharge to either to the Bracken River, and which in turn discharges to
Balbriggan Harbour, or directly to the Harbour itself. The pollution control
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measures to be undertaken during both the construction and operational
phases are standard practices for urban sites and would be required for a
development on any urban site in order to protect local receiving waters,
irrespective of any potential hydrological connection to Natura 2000 sites. in
the event that the pollution control and surface water treatment measures
were not implemented or failed, | remain satisfied that the potential for likely
significant effects on the qualifying interests of Natura 2000 sites as set out in
Table 1 above can be excluded given the distant and interrupted hydrglagical
connection, the nature and scale of the development and the distarf@g and

volume of water separating the application site from Natura 20 it
out in Table 1 above (dilution factor).

» While not documented in the applicant’s Screening
documentation on file, information within the public

discharge from Balbriggan (and therefore from t
uitimately freated at the Barnageeragh/Balbrigyan P, located close to
Skerries, which in turn discharges to the |ri%, Seé via a 2km long sea outfall2.
The Planning Authority have cited gé @\ opcerns in relation to the capacity
of the foul water pumping statiof{ on Q%Y Street. An observer submissions
has cited similar concerns ated that there has been previous
overflows from the pumgingSgatipn. | note irish Water have not cited any
capacity concemns, j e o the foul sewer network, the Quay Street
Pumping Statio &rnageeraghlBalbriggan WWTP. However it would

appear thergdg pGiential for an interrupted and distant hydrological connection
between &d sites in the Irish Sea (as listed in Table 1 above) due to
the {Syates pathway via the WWTP or via an overflow from the Quay
S ping Station, which would ultimately flow to Balbriggan Harbour
% rish Sea. In relation to the discharge from the WWTP, | note that the
discharge from the site is negligible in the context of the overall capacity
of the WWTP (which according the EPA Mapping is designed to serve a
Population Equivalent of 70,000) and thus its impact on the overall discharge
would be negligible. | note also the WWTP operates under a discharge

2 Final County Council — Annual Environmenta Report for Balbriggan-Skerries Agglomeration
(https://epawebapp.epa.ie/licences/lic_eDMS/090151 b2804d3ceb.pdf)
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12.3.10.

12.3.11.

12.3.12.

licence from the EPA and must comply with the licence conditions. The EPA
is the competent authority in respect of issuing and monitoring discharge
licences and the license itself is subject to the provisions of the Habitats
Directive. | note the relevant coastal waterbody (Northwestern Irish Sea) is
currently classified by the EPA as ‘Unpoliuted’ and has a WFD risk score of
‘not at risk’. Should there be an overflow of the Quay Street foul pumping
station, | would note again the volume of foul water generated from this site is
likely to be relatively minor relative to the volume received by the pumpi
station. Should there be a foul water overfiow into the Harbour and
subsequently the Irish Sea, again | remain satisfied that the pote
significant effects on the qualifying interests of Natura 2000 site out in
ctWdrofogical

the site), the
olume of water

Tabile 1 above can be excluded given the distant and indi
connection (with the closest Natura 2000 site being Sk
nature and scale of the development and the distan

separating the application site from Natura 2000 Sitesyas set out in Table 1

above (dilution factor). Again | note the ra 2000 site is 5km from
this site.

On the basis of the foregoing, | concludé that the proposed development will not
ish Sea and that there is no possibility

impact the overall water quality st3

of the proposed development urg the conservation objectives of any of the

gualifying interests or spegjal S@ration interests of European sites therein (and
as listed in Table 1 ab tion to in-combination impacts, given the negligible
contribution of th ‘o%' evelopment to the wastewater discharge from
Barnageerag /@?ﬂ WWTP, | consider that any potential for in-combination
effects o in the Irish Sea can be excluded. Furthermore, other

i Fingal Area which can influence conditions in the Irish Sea via

rivers er surface water features are also subject to AA. In this way in-

combination impacts of plans or projects are avoided.

It is evident from the information before the Board that the proposed development,
individually or in combination with other plans or projects, would be not be likely to
have a significant effect on those Natura sites listed in Table 1 above and that Stage

Il AA is not required.

Specifically in response to observer submissions | note the following:
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AA Screening Report contains lacunae and is not based on appropriate scientific

expertise ,

12.3.13. In relation to same I note the AA Screening Report does not set out ultimate
discharge points for either surface water or foul water. | am satisfied that the surface
water is likely to discharge to the Bracken River or Balbriggan Harbour, given the
proximity of the surface water sewer to same. In relation to foul water, publically
information available from appropriate sources, sets out that foul water from
Balbriggan is treated at the Barnageeragh/Balbriggan WWTP, and | have di ed
this above. The AA Screening Report is authored by Noreen McLoughli
MCIEEM of Whitehil! Environmental and | am satisfied that the conclu ein

are based on appropriate scientific expertise.

Zone of Influence is not reasoned or explained and that the ri determining
the zone of influence has no basis in law. The limitation of th& Zode of Influence to
15km from the site is not explained ’?

12.3.14. The methodology for determining the zone of i nce s Set out in the AA Screening
report and | am satisfied that the methodola ed is appropriate.
Report does not provide sufficient reasgpns o Ing as required/concilusions and

clear methodology/ no analysis is

statements made therein do not id
offered in respect of the protect€tNjteSyscreened out/report does not consider all
aspects of the proposed dege % — including arising during the construction
phase, such as constr n ounds and haul roads. —

12.3.15.]1 am satisfied that & ng and conclusions with the screening report are

generally sound, and th#”screening report has considered all reasonable aspects of
the develo ng regard to the nature and scale of the development

Jsurveys have been carried generally, and also in relation to bird
collisionAlight paths, the report fails to consider all potential impacts on protected bird
species, that no regard or inadequate regard has been given to cumulative effect
and that the screening has had regard fo mitigation measures.

12.3.16. | am satisfied that sufficient site surveys have been carried out and sufficient
consideration of potential impacts on birds is demonstrated within the report.
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Capacity constraints in the foul sewerage system/uncertainty in relation to the
existing sewer network/potential for poliution of the harbour and beach area/impacts
on the Bracken Rive/Previous overflows of raw sewerage from the underground

sewerage storage tanks in Quay Street.

12.3.17.1 have considered this issued above. | note also Irish Water have not cited capacity

constrained as relate to foul water and have issued a Statement of Design

Acceptance for the proposal.

AA Screening Conclusion

12.3.18. It is reasonable to conclude that on the basis of the information on file, wich,|

13.0

13.1.1.

consider adequate in order to issue a screening determination, that t ro d

development, individually or in combination with other plans or pgoj wglld not be

likely to have a significant effect on the following sites: River uary and

Shore SPA (004158); Skerries Isiands SPA (004122); Ro alkey Island
SAC (003000); Rockabill SPA (004014); Boyne Cogst and Bstuary SAC (001957);
Rodgerstown Estuary SAC (000208); Rogerstoywg ary SPA (004015); The
Boyne Estuary SPA (004080); The River Boy @._ jver Blackwater SAC
(002299); Malahide Estuary SAC (00020§); Mala e Estuary SPA (004026) 14.9km,
or any European site, in view of the servation Objectives, and a Stage 2

Appropriate Assessment (and s@o
Conclusion and Re xd

f a NIS) is not therefore required.

ation
The proposed regig@nt eme is acceptable in principle at this site with regard to
the relevant objgctives of the Fingal Development Plan 2017-2023 (as
varied). T vision of a higher density residential development at this location is

5 iy’regard to its location with the town centre of Balbriggan, adjacent to
ﬂ-‘ ential and commercial development, its proximity to existing and
proposed public transport services, and having regard to existing and proposed
pedestrian and cycle infrastructure facilities. In addition, the site is located in an area

=

desirg

existin

with a wide range of social infrastructure facilities. The height, bulk and massing,
detailed design and layout of the scheme are acceptable, subject to conditions
omitting the two upper floors of Block A and the upper floor of Block B, and reducing
the extent of the remaining upper floor of Block B. | am also satisfied that the
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13.1.2.

14.0

14.1.1.

development would not have any significant adverse impacts on the amenities of the
surrounding area. The future occupiers of the scheme will also benefit from a high
standard of internal amenity and the proposal will contribute to the public realm. The
overall provision of car parking and cycle parking is considered acceptable, subject
to conditions. | am satisfied the future occupiers of the scheme wiil not be at risk
from flooding, and the proposal will not increase the risk of flooding elsewhere.

Having regard to the above assessment, | recommend that section 9(4)(a) of the Act

of 2016 be applied and that permission be GRANTED for the proposed
development, subject to conditions, for the reasons and considerations Q

below.
Recommended Order Q’
Planning and Development Acts 2000 to 2019

Planning Authority: Fingal County Council E :

g and Development

Application for permission under section 4 of the

(Housing) and Residential Tenancies Act tm\
particulars, lodged with An Bord Plea on the 11" Day of August 2021 by

gcordance with plans and

Rhonellen Developments Limited Gill Planning Ltd, 45 Herbert Lane,

Dublin 2, D02 RR92 O

Proposed Developmen ’\’

The development wj % the following:

¢ Demolition gf existi uildings (former supermarket building, car park,
substati outbuildings (partially in retail use).

o  Copaftuch fa Build to Rent (BTR) development comprising 3 no. apartment
@Iocks A - C) ranging in height from 3 to 6 storeys (with Block B over 3
no. IGWer courtyard floors) providing a total of 101 units (19 no. studios, 41 no. 1-

beds, 41 no. 2-beds).

» Provision of Resident Support Facilities/Resident Services and Amenities
(¢.217.03 sq.m)

¢ Provision of 2 no. retail units (c.110.15 $q.m)
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« Provision of 25 no. car parking spaces (at ground floor and accessed from Quay

Street), 182 no. cycle parking spaces.
e Provision of ESB substation/switch room, plant areas, bin stores, telecoms areas.

« Provision of open spaces, landscaping, boundary treatments, all associated site
works and services provision.
Decision

Grant permission for the above proposed development in accordance wi
said plans and particulars based on the reasons and considerations &

subject to the conditions set out below.

Matters Considered

In making its decision, the Board had regard to those matters Yoy virtue of

the Planning and Development Acts and Regulations ma der, it was
required to have regard. Such matters included any,s is§ions and observations

received by it in accordance with statutory provigjon
Reasons and Considerations
In coming to its decision, the Board had re§ard to the following:

(a) the location of the site in an = urban area, with the site zoned ‘MC-

Major Town Centre’ within c‘ntial and retail uses are ‘acceptable in
principle’;

(b) the policies an & f the Fingal County Development Plan 2017-2023 (as
amended by Varlation{, Z and 3):

and Action Plan for Housing and Homelessness 2016;

growth;

(f) The Guidelines for Sustainable Residential Developments in Urban Areas and the
accompanying Urban Design Manual — a Best Practice Guide, issued by the
Department of the Environment, Heritage and Local Government in May 2009;
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(g) Urban Development and Building Heights Guidelines for Planning Authorities,
prepared by the Department of Housing, Planning and Local Government in
December 2018 and particularly Specific Planning Policy Requirement 3;

(h) The Sustainable Urban Housing: Design Standards for New Apartments issued
by the Department of the Environment, Community and Local Government in
December 2020;

(i) Design Manual for Urban Roads and Streets (DMURS) issued by the Department
of Transport, Tourism and Sport and the Department of the Environment, ity
and Local Government in March 2013;

(k) The Planning System and Flood Risk Management (including as9gciated
Technical Appendices), 2009;

(1) Architectural Heritage Protection ~ Guidelines for Planni ities (2011);
(m) Childcare Facilities — Guidelines for Pianning Autho 01);

(I) The nature, scale and design of the proposegfieve ent and the existing

availability in the area of a wide range of so rt and water services
infrastructure;

evelopment in the area:

(m) The pattern of existing and pergi

(n) The submissions and obse eived,;

(0) The Chief Executive Re% ¥ the Planning Authority; and

(p) The report and r tion of the inspector including the examination,
analysis and ev {%’ ertaken in relation to appropriate assessment and
ctiaSsessment.

environmental

Appropri ssment

ofmpleted an Appropriate Assessment screening exercise in relation to

| effects of the proposed development on designated European Sites,
taking into account the nature, scale and location of the proposed development
within a zoned and serviced urban area, the Appropriate Assessment Screening
document submitted with the application, the Inspector’s report, and submissions on
file. In completing the screening exercise, the Board adopted the report of the
Inspector and concluded that, by itself or in combination with other development in
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the vicinity, the proposed development would not be likely to have a significant effect
on any European Site in view of the conservation objectives of such sites, and that a

Stage 2 Appropriate Assessment is not, therefore, required.
Environmental Impact Assessment

The Board completed an environmental impact assessment screening of the
proposed development and considered the Environmental Impact Assessment
Screening Report submitted by the applicant, which contains the information set out
Schedule 7A to the Planning and Development Regulations 2001 (as amend

identifies and describes adequately the direct, indirect, secondary and ¢ tivi
effects of the proposed development on the environment.

Having regard to: -

(a) the nature and scale of the proposed development, which | loy the threshold
in respect of Class 10(iv) of Part 2 of Schedule 5 of th Pl nd Development

Regulations 2001, as amended,

(b) The existing use on the site and pattern of nt in surrounding area,
L

(c) The availability of mains water and tewz elVices to serve the proposed

development,

of any sensitive location specified in

(d) the location of the developmi
article 299(C)(1)(v) of the P inhand Development Regulations 2001 (as

amended)

in¥he “Environmental Impact Assessment (EIA} Guidance

(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 Construction and Environmental Management Plan, the
Flood Risk Assessment, the Bat Assessment, the Ecological Impact Assessment,
Operational Waste & Recycling Management Plan, the Landscape Strategy &
Design Report and the Civil Planning Report;
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The Board did not consider that the proposed development would 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.
Conclusions on Proper Planning and Sustainable Development:

The Board considered that, subject to compliance with the conditions set out below
that the proposed development would constitute an acceptable quantum and density
of development in this accessible urban location, would not seriously injure the
residential or visual amenities of the area, would be acceptable in terms of Arb2
design, height and quantum of development, would be acceptable in t
pedestrian safety and would provide an acceptable form of resideng
future occupants. The proposed development would, therefore e i

nily for

rdance

with the proper planning and sustainable development of t a.

15.0 Conditions v
@

1. The development shall be carried out an ted in accordance with the
plans and particulars lodged with the @u ation except as may otherwise be

required in order to comply withghe foft® vt g conditions. Where such

conditions require details to d with the planning authority, the

developer shall agree s in writing with the planning authority prior

ot
to commencement -.% ent and the development shall be carried out
and completed ip=@eco ce with the agreed particulars. In default of

agreement, K’su may be referred to An Bord Pleanala for

determi
Re 'G) interest of clarity.
2. igd during which the development hereby permitted may be carried
@all be five years from the date of this Order.
eason: In the interests of proper planning and sustainable development.

3. The proposed development shall be amended as foliows:

(a) The fourth and fifth floors of Block A and the seventh floor of Block B shall
be omitted from the proposal and the setback of the sixth floor plan of
Block B shall be increased from the north-western (side) elevation of Block
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B via the omission of the studio unit (Type 03) and the 2 bed apartment
unit (Type 01A). The remaining quantum of units permitted is therefore 77

units.

(b) The proposed colour renders proposed for Blocks A and B shall be
replaced with alternative light coloured brick, the detail of which shall be

agreed in writing with the Planning Authority.

(c) The private amenity areas to the 5 no. units fronting onto High Street at
third floor level of Block B (which are at street level on High Street) %
be omitted from the proposal and the bedrooms of each of the she

be subsequently increased in floor area.

(d) The proposed balustrading/screening proposed for the, reM@ining private
amenity areas of Blocks A and B shall be replaced W ign which is
more solid in appearance, the final details of wh e agreed in
writing with the Planning Authority.

Amended plans detailing the above am e all be submitted and
agreed in writing with the planning aut ior to the commencement of the
development.

Reason: In the interests of4pegtesting the setting of the Architectural

Conservation Area, in the % sts of visual amenity and in the interests of the
amenity of the fut &m s of the proposed development.

4. All mitigation ring measures outlined in the plans and particulars,
including %cal Impact Assessment, Bat Assessment, Construction
and i
an

e Eco
&Aal Management Plan (CEMP), the Flood Risk Assessment
ent reports submitted with this application shall be carried out in
axcépt where otherwise required by conditions attached to this

Reason: In the interest of protecting the environment and in the interest of

public health.

5. The following requirements in terms of traffic, transportation and mobility shall

be incorporated, and where required revised drawings/reports showing
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compliance with these requirements shall be submitted to and agreed in
writing with the planning authority prior to commencement of development:

(a) The proposal shall incorporate an additional 10 no. cycle spaces.

(b) The proposed development shall be undertaken in accordance with the
recommendations and mitigation measures of the Traffic and Transport
Impact Assessment,

(c) The materials used in any roads / footpaths provided by the developer

shall comply with the detailed standards of the planning authorit h
road works.
(d) All works to public roads/footpaths/cycle ways shall b |e®d to the

satisfaction of the planning authority.

(e) A detailed construction traffic management plan b submitted to, and
agreed in writing with, the planning authorijty ommencement of

Z

development. The plan shall inciude d ail angements for routes for

construction traffic, parking during the.c ction phase, the location of
the compound for storage of plahinery and the location for

storage of deliveries to the ¢

() The applicant shall submit®s Mobility Management Plan and details of car

laya anagement to the planning authority for
1

parking design, @
agreement in o7 to the commencement of development,
gﬁe)

In default of the matter(s) in dispute shall be referred to An Board
Pleanala nation.

Reap®y:Ng the interests of traffic, cyclist and pedestrian safety and to protect
I iapamenity.

ar parking facilities hereby permitted shall be reserved solely to serve
¢ proposed development. The spaces shall not be utilised for any other
purpose, inciuding for use in association with any other uses of the
development hereby permitted, unless the subject of a separate grant of
planning permission. Car parking spaces shall not be sold, rented or
otherwise sub-let or leased to other parties. Car parking serving the entire
development site shall be managed based on a detailed car parking
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management plan. Prior to the commencement of development, such a
detailed car parking management plan shall be submitted for agreement in

writing with the Planning Authority.

Reason: To ensure that adequate parking facilities are permanently available

to serve the proposed residential units.

7. A minimum of 10% of all car parking spaces shall be provided with functioning
electric vehicle charging stations/points, and ducting shall be provided for all
remaining car parking spaces facilitating the installation of electric vehj
charging points/stations at a later date. Where proposals relating
installation of electric vehicle ducting and charging stations/poj

been submitted with the application, in accordance with th
requirements, such proposals shall be submitted and a% iting with
e n

the planning authority prior to the occupation of th vel t.
Reason; To provide for and/or future proof t el ent such as would
facilitate the use of electric vehicles.

8. Proposals for the development name a@vg numbering scheme and

associated signage shall be sub d to, and agreed in writing with, the

ent of development. Thereatfter, all
e provided in accordance with the agreed

signs, and dwelling numi
éﬁ/ shall be based on local historical or

scheme. The propo

topographical f %r ther alternatives acceptable to the planning

authority. N %’ ents/marketing signage relating to the name(s) of the
IMbe erected until the developer has obtained the planning

a
developrr%:z
authgriyy's n agreement to the proposed name(s).

A the interest of urban legibility and to ensure the use of locally

planning authority prior to com

priate placenames for new residential areas.

9. Details of the materials, colours and textures of all the external finishes to the
proposed buildings shall be as submitted with the application unless otherwise
agreed in writing with the planning authority prior to 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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10.The area of communal open space, as shown on the lodged plans shall be
landscaped in accordance with the landscape scheme submitted to An Bord
Pleanéla with this application, unless otherwise agreed in writing with the
planning authority. The landscape scheme shall be implemented fully in the
first planting season following completion of the development, and any trees
or shrubs which die or are removed within 3 years of planting shall be
replaced in the first planting season thereafter. This work shall be completed

11. Public lighting shall be provided in accordance with
include lighting along pedestrian routes through open
shall be submitted to, and agreed in writing with, nning authority prior to
commencement of development. Such ligiiting be provided prior to the

making available for occupation of a ;
Reason: In the interests of amepity safety.

12. Water supply and the arran for the disposal of foul water, shall
comply with the requiremo e Irish Water for such works and services.

Reason: In the intest ic health and to ensure a satisfactory standard

of development

13. The develope ter into water and wastewater connection agreement(s)
with Irisll Watex, prior to commencement of development.

e interest of public health.

arrangements including the attenuation and disposal of surface
°r, shall comply with the requirements of the planning authority for such

works and services.
Reason: In the interest of public health and surface water management.

15. Prior to the commencement of development, a revised Flood Risk
Assessment shall be submitted to, and agreed in writing with the planning
authority detailing the following amendments:
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a) Details of flood warning, and evacuation measures if necessary, in relation
to retail units Nos. 1 and 2 which are shown to be flooded in a culvert
blockage scenario and, in relation to retail unit No. 2, which is shown to be
flooded in a High End Future Scenario (HEFS) as a result of climate

change.

Reason: To minimise flood risk and in the interests of proper planning and

sustainable development of the area.

16.A plan containing details for the management of waste (and, in particu

recyclable materials) within the development, including the provisi
facilities for the storage, separation and collection of the wast d,
particular, recyciable materials and for the ongoing operati facilities
for each apartment unit shall be submitted to, and agre€d igayrigrig with, the

planning authority not later than & months from the Ygte mencement of
the development. Thereafter, the waste shall % in accordance with

the agreed plan.

Reason: In the interest of residential d to ensure the provision of
adequate refuse storage. [/

17.No additional development s ace above roof parapet level, including
fift motor enclosures, air uipment, storage tanks, ducts or other
u n aerials, antennas or equipment, unless

residential amenities of property in the vicinity and

Reason: T ﬁx

the visualfamenitig® of the area.
18.Th a nt and maintenance of the proposed development following its
@ iof shall be the responsibility of a legally constituted management

external plant, telec
authorised by a f% of planning permission.
e

ny. A management scheme providing adequate measures for the
future maintenance of public open spaces, roads and communal areas shall
be submitted to, and agreed in writing with, the planning authority prior to

occupation of the development.

Reason: To provide for the satisfactory future maintenance of this

development in the interest of residential amenity.
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19. The construction of the development shall be managed in accordance with a
Final Construction and Environmental Management Plan, which shall be
submitted to, and agreed in writing with the planning authority prior to
commencement of development. This plan shall provide inter alia: details of
proposals as relates to soil importation and exportation to and from the site;
detaifs and location of proposed construction compounds, details of intended
construction practice for the development, including noise and vibration
management measures, details of arrangements for routes for construction
traffic, parking during the construction phase, and off-site disposal

construction/demolition waste and/or by-products.
Reason: In the interests of public safety and residential a ity

20. The site development and construction works shall b rri Ut in such a
manner as to ensure that the adjoining roads are kep®Cleay of debris, soil and

other material, and cleaning works shall be ¢ rrk?e adjoining public
roads by the developer and at the developer’s &xpa¥ise on a daily basis.

Reason: To protect the residential a property in the vicinity.
21.Construction and demolition wagte shilkbe anaged in accordance with a

construction waste and de anagement plan, which shall be

submitted to, and agrem‘ with, the planning authority prior to

commencement of dev t. This plan shall be prepared in accordance
with the “Best Pradtic jdelines on the Preparation of Waste Management

Plans for Copstre€tionjand Demolition Projects”, published by the Department

of the Eny % Heritage and Local Government in July 2008.
: interest of sustainable waste management.

pment and building works shall be carried out only between the

5 of 0700 to 1900 Mondays to Saturdays inclusive, and not at all on
Skndays and public holidays. Deviation from these times will only be allowed

in exceptional circumstances where prior written approval has been received

from the planning authority.
Reason: In order to safeguard the residential amenities of property in the

vicinity.
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23.All service cables associated with the proposed development (such as
electrical, telecommunications and communal television) shall be located
underground. Any relocation of utility infrastructure shall be agreed with the
relevant utility provider. Ducting shall be provided by the developer to facilitate
the provision of broadband infrastructure within the proposed development.

Reason: In the interests of visual and residential amenity.

24. All items and areas for taking in charge shall be undertaken to a taking in
charge standard. Prior to development the applicant shall submit constr
details of all items to be taken in charge. No development shall tak

until these items have been agreed.

Reason: To comply with the Councils taking in charge sta

25. Prior to the commencement of development, the appliogin ise with the

Fingal County Council Public Art Coordinator in relagigp t provision of a
piece of public art, the location of which shall grégd with the Planning
Authority.

Reason: In the interest of the amenity rea and in accordance with
Objective DMS05 of the Fingal Dafelop Plan 2017-2023 (as varied).

provide for the preservati

materials or feature

developer shall;

(a) notify t la authority in writing at least four weeks prior to the
comm ent)of any site operation (including hydrological and

ge idal investigations) relating to the proposed development, and

y a suitably-qualified archaeologist prior to the commencement of
opment. The archaeologist shall assess the site and monitor all

site development works.
The assessment shall address the following issues:
(i) the nature and location of archaeological material on the site, and

(i) the impact of the proposed development on such archaeological
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material.

A report, containing the results of the assessment, shall be submitted to the
planning authority and, arising from this assessment, the developer shall
agree in writing with the planning authority details regarding any further
archaeological requirements (including, if necessary, archaeological
excavation) 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 th)%;to

secure the preservation (in-situ or by record) and protectio a

archaeological remains that may exist within the site.

27.Prior to commencement of development, the applic r person with an

interest in the land to which the application relat nter into an
agreement in writing with the planning auth in §glation to the provision of
housing in accordance with the requiremeMg of gection 94(4) and section

96(2) and (3) (Part V) of the Planninelopment Act 2000, as
[

amended, unless an exemptiongertificB®$hall have been applied for and
been granted under section Act, as amended. Where such an

agreement is not reach iMgight weeks from the date of this order, the
matter in dispute (oter matter to which section 96(7) applies) may be

referred by the in thority or any other prospective party to the

agreement t rd)Pleanala for determination.
Reason: o] with the requirements of Part V of the Planning and
Deve nt Aict 2000, as amended, and of the housing strategy in the

d t plan of the area.

to’'commencement of development, the developer shall lodge with the

ing authority a cash deposit, a bond of an insurance company, or other
security to secure the reinstatement of public roads which may be damaged
by the transport of materials to the site, to secure the provision and
satisfactory completion of roads, footpaths, watermains, drains, open space
and other services required in connection with the development, coupled with
an agreement empowering the local authority to apply such security or part
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thereof to the satisfactory completion of any part of the development. The
form and amount of the security shall be as agreed between the planning
authority and the developer or, in default of agreement, shall be referred to An

Bord Pleanala for determination.
Reason: To ensure the satisfactory completion of the development.

29. The developer shall pay to the planning authority a financial contribution in
respect of public infrastructure and facilities benefiting development in the
area of the planning authority that is provided or intended to be providg

on behalf of the authority in accordance with the terms of the Dev
Contribution Scheme made under section 48 of the Planning
Development Act 2000, as amended. The contribution sha a ior to
commencement of development or in such phased pay(negia apthe planning
authority may facilitate and shall be subject to any lic ndexation
provisions for Fingal County Council of the Sc e af'th€ time of payment.
Details of the application of the terms of th!% hall be agreed between
the planning authority and the developg

@ ault of such agreement, the
matter shall be referred to An Bord/Pleaig b etermine the proper

application of the terms of the

Reason: Itis a requirem lanning and Development Act 2000, as
ing a contribution in accordance with the

amended, that a con n
Development Co iof8cheme made under section 48 of the Act be

applied to the—% jon.
30. In accord@nce Wit sections 9(4), 9(7) and 9(8) of the Planning and

Deyglo ousing) and Residential Tenancies Act 2016, as amended the

dewelo hall pay to the planning authority a financial contribution in lieu of
% bvision of public open space within the site, will be applied towards the
upQrade of Bremore Regional Park, in accordance with the Fingal County
Council Development Contribution Scheme 2021-2025, made under Section
48 of the Planning and Development Act 2000. The amount of contribution
shall be agreed between the planning authority and the developer, or, in
default of such agreement, the matter shall be referred to An Bord Pleanala
for determination. The contribution shall be paid prior o commencement of
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development or in such phased payments as the planning authority may
facilitate and shall be updated at the time of payment in accordance with
changes in the Wholesale Price Index-Building and Construction (Capital
Goods), published by the Central Statistics Office.

Reason: It is considered reasonable that the development should pay a
financial contribution in lieu of the provision of public open space within the
site where the site is considered by the planning authority and An Bord

Pleanala

v /
/ Rénan O&onnor

Senior Planning Inspector

22" November 2021 0 Z

be too small or inappropriate to fulfil useful purpose in thi ard.

ABP-311095-21 Inspector’'s Report Page 145 of 157




LS| Jo 9| ebed yoday sdoyoadsul 12-G60L1E-daV
A ON
uoyeoldde ipaniugns
3y} Yym papiwgns usaq seysio UsalIos Yy uy SaA ua9q S|N 40 Jlodas Bulusalds Yy ue seH °i
V/N
/| ONJ S8A

"SHIOM 8)IS PAJEID0SSE pue sjuawpede Juay O
"oU 10} Jo uononusucs ‘sbuiping Buisixe Jo uoiyo

Arewwng Juswdojanaq

12-G60l LE-daV

B[RS
piog
uy

suonesiddy juswdojaaaq bu _@m 10} uoneuluusyeq BuIUssIoS - VI3

20UdIRJOY OSE) BlRUED|J plog UY

9,

wio4 Bulusaing |3 v xipuaddy



ISl Jo /) afey Moday sordadsuyg 12-5601Le-dav

¥ \/

12t AV ;n_:_:o_._u..m_EE_o_nov 10 ‘uonessdastic $OMSU0D ‘uopijowsp Buipnjaui) juswdojanap pasodoid JO sonsusjoeIRYyD |

v3s o|dwexa

10} — saAlo9 A8[aJ Jayjo o1 Juensind jno

paLIes ued [gu } uo Buneaq Juesubis

"awies Jo sjiejep Joj B 9ARY USLIUOIIAUR 3y} uo s}oaye

Hodai s1008dsu| J0 9°L° L} puR §'|° L suoloag 99s asea|d s 3y} Jo sjuassalse ..g 21 Jayjo Aue aAep "¢

¢HVI3 ue Joy paQu gif) uo pajuswiwIos y43
oU3} Sty §3A JI £vd3 9§) wouy pasinbai (eouaoy
3O MolAI J0) 20UDIIT S)SEA JO odi/a3ies|z




1S jo gt} abed

Hoday sJoyoadsu) 12-560L1¢-dav

‘paledionue
|euonelado

joejsies
[ ueld uswabe oJIAUT
puUe uoIPNIISUCD € JO oY) duw
pue ainjeu Ul Azesodws) pue |e pinom

sjoedwl AUy SIS UCHIONJISUOD JO
aq |m 8snh yang ‘$3oUBISaNs Uons J
sjenj se yons ‘s|elsjew |njwiey Ajen

ZIUDWILOIIAUD
ay} Jo yjjeay uewiny o} jnjuey aq pinom yaiym
asue)sqns Jo uonanpoud Jo Bulpuey ‘Uodsuen

ON | 1o @sn ay annbai (Im saniAloe uolonssto SOA ‘aBelo)s ‘aosh oy} eajoaul yoafoud ayl I ¥'L

N sAddns

- KNISJOAIPOI] [E20] 1O S82IN0SB) JOYS Ul JO 3|emoudl-uol ale Yolym sa2inosal

|einjeu Jo ssoj Juesiubis Aue ul Jnsal Jou [Im Ajreroadsa ‘ABJous Jo sjeidulw/siels)ew

8)Is sIy} jo wewdojenaq Judwdojsasp Uedin f19)eMm ‘|10S ‘pui| se yons $994nosal jeinjeu asn

ON | yons jo |eaidA} o4 [m s|eusiewl uononsuod s o4d 3y} Jo uonelado 10 UORONNSUOI [[IM £°)

e s (selpoqioiem ‘asn pue|

Bulpuno.Lns ay} Ul jJustudojaAsp Jo uJoped dggBodoy) Ayjeso| ayy 03 sebueyo |earshyd

B} YuMm Jejorleld JO N0 aq 0) PaIspIsSU0d 29 ghiom uonijowap 1o hujuolssimmoossp

ON JOU 3Je W0} pue asn puej ul sabueys yong SOA -~ ‘uonesado ‘uonanysuo [jiM Z')
"UoNeI0| B1JUS2
UMO} SIU} JO IXBJUOD 8y} Ul |ensnun aq

Jou pjnom Juswdoljaaap pasodoid ay} jo ZJUSWIUOIIAUR

ubisap pue azis ay} pue ‘pasodosd sjun 10 Buipunodins BuiisiXe ay) 0} 9jeds J0 J9)oeleyd

ON le}a1 "ou g 8y} pue ‘asn |efuapisal 8y | ON ui Juasayip Apuesyiubis joafosd ayg s| 'L




151 30 6%} obed

ON

yoday s Jo0)oadsy) 12-S60LLE-daY

"U0I}08UU0D 19 uoijejai ui
sjulesisuod Ayoedes Aue Q) ahey Jajepn
ysu| ‘sa01nos abeulel urew

0} 108UU09 [im Juswdo|akSp | elado

31 's1a)em 0} a)is ayj wolj uonoe
Ou 81 aJay ] "uononysuod Bupnp sabpflids
WwoJ} suoissiuia srebipw Ajucioejspes (M ue|
JusweBeueyy [e)usWUONAUT UORONAS
€ Jo uontesadQ “pannuapl ysii uesyubis o

ON

¢EOS 9} 10 siejem ejseod ‘1ajempuno.b ‘siajem

908JInS oju) Jo punoufi sy} ojuo sjueinjjod
40 SO9sE9jal WL 19)eM 10 pukf JO UCHRUILEIUOD
4O sl 0} pesj j0afoud ayy | 9°1

ON

‘pajedionue jou are sjoeduw [euoielsdo
Jeayubis JayQ “soedul [EJUBWILIoIAUD
lenusiod sjeinqo o} uejd Juswabeueyy sjsepn
E eIA pefeuew aq ||m e)sem feuonesado

"spoedw

[enusiod syeBijw Auoroejsyes |im uely
JuswsBeuepy jejusiiuosAuT pue uononIIsuo
B JOo uonejuswiajdwy pue aunjeu uj Aietodwa)
PUE [E20| 3q pjnom sjoedw) UORONKSUOD

yong Ao ele uoyonysuod Buunp
SUOISSIWR 1SNp pue 8SION "Sa)is UOIONNSUCD
jo |ealdAy aq |m esn yong “[esodsip Joy ojsem
0} @Sl 9AIB pue saouelSqNS Yons Jayjo pue
S|any se yons ‘sjeusiew |njuuey Ajenualod

Jo 8sn ay asinbay |Im sapiAloe uoONSUOY

soA

5
Q

ésaouesqns
snolxou / 21x0}  snopiezey Aue 4o sjuenjjod
9sesjal ‘a)sem pljos sonpoud Jaafosd ay} I S§'L




LS} Jo 05| abed uoday s,40)03dsu| 12-560L1E-d9V

"UOIE00
j 0s®

IBYIA BY} Ul SANS HYINOD
ay L -Buipooy) Jo ysi

AyBly 8
sey awayos ayl ‘g
s1 9)is oy} Jo yed a|Iy

Buisue ysu Auy ‘Juswdol
alnjeu ayy o} piebai Buiaey ysu )

ZIUDSWUOIIAUD 9} 1O UYJ[eay uewuny }o3jje pinod
ON | Jey} sjuapiooe Jofew jo ysu Aue aq a19y) [IIM 6L

‘pejeg
aJe speduw [euoiesado jueoyiubls o
"Yyesy uewn
uo sioedw [enusjod ssalppe Ajuojoejsiies
pinom ueld juswabeuepy |ejuswiuoliaug
‘uononuisuo) e jo uoieolidde syl pue

aJnjeu ul pasieso] pue Aelodwa) aq pinom ¢uopnjjod
sjoedwi UGIONIISUOD UYoNg "SUOISSIIA JShp dle JO UoReuiwEjuUO? Jojem o} anp ajdwexs
0} as1l anIb 0} Al9)I| S1 AlAIOR UONONASUOD) o %; uewny o} sysu Aue aq 24943 JIIM 8L

apebiiw |Im uejd Jusweabeuepy pasibe ue yim
292UBPIOE Ul SWAYIS By} o Juswsbeueyy
‘ue|d uswsbeuely [ejuswuuoiAug
uononJjsuo) e 0 uonesado ay) Agq palebijw
Algeuns aq Aew sjoeduwl sy} pue ainjeu

Ul WIS} Hoys ‘pasi[eo0] 8q [[IM SUOISSIWS duojeipeld
yong "SUOISSIWS UOIRICIA PUE SSI0U 0) onaubewonoasld 1o ABiaue ‘Jeay Wby Jo aseajal

asu aAIb 0] AJANZE LUOIIDNIISUOD 10} [BIUS}IOd sa) | 10 uoneIqIA pue asiou asned joalosd ay) JIIM 7L

spue| Buiuiolpe o0} jidsieno pioae o} paubisap x
s1 Bupybi "sioedun jeuonesado fenusiod A v




1S} 40 G| abeyg

ON

84} Jo M3IA Ul “ayis ueadoing Aue uo joays

Pa}eoo| says uol uale amey|

SO

Moday s 0)00dsuj LZ-560LLE-davY

VHNd /¥HN ‘2

(vdsd joysd
INdS /OVS) 9)is ueadoung “|

:Buimolioy ey jo
Aue uo joedwy 03 jeuajod 8y} aAey 1o Bupuolpe
‘Ul ‘uo pajeso] Juswdojanap pasodoud ayy s| |z

Juswdojanep pasodoud jo uoneoso ‘z

°N

"$)09J48 aAllENW
JueayiubIs o} ast oAb 0} passpistio
jou aJe eaie Japim sy} Ul suawidojsaap NN T
(VH4S) wewssessy
3SR pool4 oibejens e o} oaigns uaaq
SeY pue y3g ue suobiopun sey yoym {pauea
SB) £20z-2 102 uelg juswdolaneq |ebuly ey
Aq ussselo) usaq sey ays SiU} Jo Juswdojonep
94} pue Juewdolaaep pa| [enuepisa) e
10} smojje ays sy} Jo Buwoz sy anuan umo 1
uebBugreq uiyum sys playumo.q e s ays oy

ON

uawuoliaua ay)
SAEINWND ul 3insaJ pinoo jey) obueyo
E] 1opim e jo jied 1osfoad ays| L1y

A
9

ON

'$8sn pue| Jo weped Bupunolins

PUE S)is ey} Jo uoleao| ueqin ay) uealb
JuesyiuBis se papiebai jou s| siy| "UoYeo]
Sy} 1e uonejndod pasealoul ue uj Jinsal

im pesodoud se ey sy Jo Juswdojerspay

SOA

(uswojdwe Bendod) juswuosaue
[8100s ay3 yoaye 30efoud au jipp 013




LS| Jo Z5| ofed

1oday s.10)0adsu)

LZ-560L1e-dav

B} M3IA 8U} JO WE | 8WaY3s
o Buiaq g yoolg pasodoid

‘O oy uo syoedwi )
yoym |esteiddy 1oedwy jen

ue Ag vamanoom S
ayl ‘dqd ey jo E:ﬁo::mm::_
| dep u psulep se adeospue] agil
AUBIH e uiynm pajedo] si pue (HYIN) ob
[EIN}08YIYLIY JO AIOJUSAU] [EUCIHEN UO
sBuIp|ing pue saInjoniS Pejoelold Jo Jlequin
€ J0 Auwixold uiyym s| ‘ealyy UOBAISSUOD

ON [BINJO3)IYDIY UE UIUNIM Pajeso| i 8)is UL
‘pajedionue aie ssioads yons uo
oN | spedw ou pue a)s 8y} uo sasn yons ON

ON

Zpajosjje aq pinod jeyy
aouepoduw [eanyna 1o ‘jesibojoseyase ‘aL0)SIY
‘adesspue] JO sainjeay 19yjo Aue aiay} aly €2

“SWIES JO SUOISN|OUOD SU) YIIM INdU0D
| pue soAslqQ uonenlasuo) Se)s

£)99load ayy Aq pajoaye oq ‘uonelbiw

1o ‘Bunisuim-19A0 ‘Bunsas ‘Buibesoy ‘bunsau
‘Buipaeiq 10} :9|dwexa 1o} ‘aps ay) punole
eale asn YoIym euney 1o e1o)} jo sayoads

: Jo juepodun ‘pajoajosd Aue pinod Z'¢

ueld e jo uoneueaA
yeip /dy juerd
Ju |2AgD e jo aAnosalqo

uonosjosd

Eo:.w?_m wealasaid
ayl 9 aa1bojood
JO aimedy 2ld °$

©J0}} J0j abnjal paje
aA19S0Y aanjeN pajeubisaq "¢




1S Jo g5 abed

JModay s.Jojoadsuj le-560L1LE-davY

ON

"uoISoJL Jo sapiidSp
SJe spue| ay) u
papiwgns ay} u mocm&,

ON

ON

£UOJS0ID 10 sapl|spue|
‘9duspisqns o} ajqidassns uoneoo| oy s 9'Z

‘Buipooyy jo ysu

lesodoud sy Jo sjuswale ajgesalna A
8y} aunsus o} paubisap ussq sey awe

‘JoABMOH “(jepn pue [eian)) g pue y so

POOL] UIym s sYs ay} jo Ued "esg ysu) aly

pue InoqueH uebBugleg Jo wg| uiywm s| pue

19ARY Uaoelg 8y} Jo WG| UIyNm st ops ay |

'HO-UNJ 18jem 22eluns |04juU0D 0] saINseaw

SANS juswsjdw jim Juawdojeasp

3] ‘esle 3y} Ul S8SIN0DISIEM

0} SUO/198UUOD J3lIp OU aie al1ay |

ON

) 4

ol

OoN

&Sl pooj} pue awnjoa

191y Jo swiisy ul Apenopaed “osfoad ayy Aq
J9H€ 3q pINod Yorym ssajempuno.b 1o jejseos
od/se)e| ‘siaAu :ajdwexs 10} ‘sialem aoeuns
Bhipnioul sasinosaa aejem Aue aley aly gz

Zsjesatiul ‘saliaysyy ‘jejseossisiem
1Be ‘Anysaloy :ojdwexa 10} o9losd

9]084je 9q PINo Y21yMm S921n0Sa
Ayienb, ybiy quepiodun ulejuoD yaiym
1g/uo seale Aue aioy) auy 'z

‘@ouepoduwl
[eayna Jo ‘jesiBojoseyole ‘ouoisiy ‘adeaspue|
Jo saunjes} Aue uo sjoedw aanebau




LS| Jo ps| abed

Hodoy s J0)oadsu] 12-560L1¢-daV

JUSWUOIIAUD
ay} uo s}o9y9 Juesyiubis Jo pooylayi| jeal oN

ON 2~ ON | ¢ésuonelapisuos jueaajal 1ayjo Aue aioy) aly £'¢
& £s)00)4e Aepunogsuel)} 0} ped|

ON aslie suoljelapisuod Alepunoq sue. OoN | 0} Aj@y1] 309foad ayy s :s309y3 Aepunoqsuel] Z°¢
SETI soseyd uopesado juononisuod ayy

[EJUSWUOIIAUS BAHEINWIND Juediubls Buunp s3}20y9 aAjeInIWIND Uj }nsal juawdo|aasp

01 asu oAIB pjnom yatum AJUIOIA B} paaoidde Jo/pue Bunsixa yum Jayyaboy

ON | uI paynuapl usaq aaey sjuswdojarsp ON 1ooloid sy} pinos )093 aAne|nwng L'
g wa_uu..(,_E_ |ejuawiuoliAud 0} pes| p|nod §oIiy apISUO aq p|noys jey} siojoey} Jayjo Auy ‘¢

0sloid ay) Aq pajoaje oq ¢159loud ayy Aq payoayje og pInod Yyaym (9o

pINo2 Yoiym sasn Ayunwiiod [epuersqns sjooyas ey e yons) sani|ioe} AHUNWWOD

ON | JO S@sh pue| aAlIsuas bBusixa ou si alay | SOA 10 sasn | anidsuas Bunsixa atay} aly 8°Z
gikMay) Aq pajoayje aq pnod

Yaiym ‘swiajqod Q RUOIIAUD 9ShED YoIym

10 uonsabuod o} a|Gugdoosns ale Yajym uoijedso|

“oMIsu 8y} punoie 10 uo (speoy Alewad [euolnenN

ON peol ueqin [eo0] B AQ paAISs S| 8)Is 8y | ON Bo)sopnou podsueny Aoy Aue asay) aay L'z




15| Jo 5G| abeyd

Hoday s.oyoadsu| lZ-S60Lic-dav

ON

.ﬁC@E:OL_>=0
Y3 uo sjday9 JueayIubls Jo pooyax| [EeYy




1G] 10 96| abed Moday s Jojoadsuj 1Z-560LLE-dAY

‘palinbal aq 210212y} Jou pinom Jodsl Juswssosse
19edu [BJUSWUONALS Ue JO U nsjpue uoneledaid 8y} Jey) pue JUSWUGIIAUS By} Uo sjoaye Jueoyiubis saey o} Al a9 jou

pinom juawidojaasp pasodoid o ISuod s1 i ‘noday Buiuueld 11D oyl pue poday ubiseq g Abejens adeospue ayy
‘ue|d Juswabeuep BulppAoay B ajse udhieddo quswssassy 1oedus) (2150007 By} ‘JUSWISSISSY Jeg U} JUSLISSISSY Ysiy
poo|4 8y} ‘ue|d uswabeuey jeyuswuoll pu [ONJISUCT 3y} Wi paliuapl sainseall Bulpnoul ‘JUsSwWuoIIAUS 8y} Uo sj0aye

eaubis aq asimuayio Jubiw jeym jusaaid Ae_0] pabesiaua ueojdde ay) Aq pesodold sainsesw pue sainjes) ay| (6)

pue ‘(pepuawe se) ooz suonefibayglaudijojanaq pue Buluueld sy} Jo / 8[NPaYOS Ul N0 18 BUSIID ay] ()
.... IAUg 8 jo Juswpeda ayi Aq panssi ‘ Juswdojeaaq ploysaiy}
swissgssy 10edw| [ejuaiuocsiaug, 3y} Ui no jos aouepinb syy ()

(£002) JUsWIUIBA0L) 18207 pue abejuey )
-qng Buipiebal senuoyIny Juasuo) Joj asueping (Vi

(popuawe se) |00z suonenbay uswdojaasQ

pue Suikueld auy jo (AL XD)66¢ ao1e Ul paijioeds uoneso| ue Jo apisino juswdojaasp ay} Jo uoneso| ay; (9)

e BM pue 18}em suieuwd Jo Ajgepeae ay) (p)
A%MH d pue aus ay} uo ash Huysixa ay| (2)
‘popuawe se ‘| o0z suonemnbay ) @D pue Bujuuejd au} Jo G 8iNpayds
jo Z ued Jo (M)o1 sse|n Jo 1wadsal Ul pjoysaly) ayj molaq st uosiym ‘juswdojarep d yj Jo ajeos pue ainjeu ay} (e)

“uawdojaasp pasodold ay} aaIas 0} S9IIAIQS

‘eale Buipunouns ul Juswdola

- .0} piefai BuineH




1Sl Jo 1G] abed

1202 J3qUBAON ;.22 :9jeQ

Modey s.a0)09dsu)

12¢-56011E-dav

V4

Iouuos,0 ueuoy

N.:Boeam:_






