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1.0 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.

2.0 Site Location and Description

2.1. The subject site with a stated area of 1 .25 hectares, comprises Ian&eN
north of the Kimmage Road West, Terenure, Dublin 12. The site is 1(MeW the

rear of a 'Ben Dunne’ gym that is itself located behind a row of alend
houses that address the public road. The development site is 'LUn the

long section on a north west to south east axis and a shona na from

north east to south west, to the eastern side of the sK A N/Me-sac provides

access to the gym and in turn this will provide asess Ne +?ject site.

2.2. The surrounding lands are primarjAgMAse, to the north are

terraced, two-storey houses on Captains jad, tN e east are a mix of two/ three

storey terraced houses in BrookfieUc Gree&dthe west are semi-detached

houses in Park Crescent. ThejurNcar parking associated with the gym is

located to the south of the sit4

2.3. There is a gentle stope from the north eastern and south eastern boundaries

upwards towards Kc bre of the site, and the majority of the site is under grass.

Site boundariglpnsist of a mfof fences, hedges and trees located to the rear of

the adjoinKg biAXade fencing provides the boundary fence with the gym
site

23. IA varieVXbus routes serve the area and I have summarised them in the

following table:

Location/ Distance 1 From

from site
Frequency
– Off Peakby),

(Dublin Bus) Kimmage Road West Limekiln

Farm270 m from the site

Charlestown

via City Centre

Every 12

minutes
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15A (Dublin Bus) Kimmage Road West I Limekiln

– 270 m from the site I Farm

Merrion Square I Every 20
minutes

17 (Go-Ahead

Ireland)

Kimmage Road West Blackrock

– 270 m from the site I DART

Station

Rialto Every 20

minutes.

17D (Go-Ahead

Ireland)

Kimmage Road West I Dundrum

– 270 m from the site I Luas

Rialto First aa la
buses of the

day only –

forms part of

the overall

Mbe 17
Ftimetable.

54A (Dublin Bus) Kimmage Road

Lower – circa 540 m

from the site

Kiltipper Pearse Street Every 30
minutes.

83/ 83A (Dublin

Bus)

Stannaway Avenue – I Kimmage

circa 900 m from the

site.

Mrristown via I Every 12

the City Centre minutes.

Note: At the time of preparirig this @>rt, in July 2022, Go-Ahead Ireland were

operating an enhanceqAN/iTdue to holidays etc.

2.5. Under Bus&o&cts, sale Routes F2 and F3 will serve Kimmage Road

West and pro)+NhA frequency of every 7.5 minutes off peak and every

5 minute\ink,peaks. F1 combines on the Kimmage Road Lower providing a

comUlgNyiceyo I least every 5 minutes off peak. These routes operate from

Ch+stownNle city Centre and on to either Tallaght (F1), Templeogue (F2) and

Pe hEs (d. Orbital Route s4 provides a connection between Liffey Valley and

©oFmminute frequency. Route 81 provides a connection between Greenhills

and Ringsend on a mix of every 15 and 20 minutes.

b.o Proposed Strategic Housing Development

3.1. The proposal, as per the submitted public notices, comprises the construction

of 5 no. blocks (blocks 4 and 5 linked throughout), ranging in height from 4 storeys
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up to 6 storeys. The development will provide 208 no. residential units (104 no. 1

beds and 104 no. 2 beds). All the residential units have private balconies/ terraces.

The following tables set out some key elements of the proposed development:

Table 1: Key Figures

Gross Site Area

Net Site Area

Site Coverage

Plot Ratio

No. of Houses

No. of Apartments

Total

Density –

Total Site Area

Public Open Space Provision

Communal Open Space

Car Parking –

Apartments/ Residents

EV Parking

Visitor/ Unallo+e&?rkid
Total

BicycIADnl61

NKAyN.aMKg

2.43 hectares

1.25 hectares

43.19%

1.63: 1

0

208

208

166.4 units per hectare

1l61 sN
A1 g

82

12

6

100

484

6

nit Mix

Bedrooms

1 Bed 2 Beds

2917

23 25

20 26
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24

20

104 – 50%

14

10

104 – 50% 208 – 100%

The total internal gross floor area is stated to be 20,551 sq m and the building

footprint is stated to be 5,390 sq m.

Vehicular access is from the end of the existing access to the gym and asso4ated

car parking area.

Water supply and foul drainage connections to the existing public ne+LrbA1
provided .

Public open space is proposed to the south east of the site_andK sqW
communal open space areas are proposed, one each beIHLocl#and 2 and

Blocks 2 and 3 and another to the south east of BloW.

3.2. The application was accompanied by va Ws teNLca+ports and drawings,

including the following:

+ Planning Report including Statement of Consistqncy with Planning Policy –

McGill Planning Ltd.

© Material Contravention SgI&LeNMcGill Planning Ltd.

•

•

•

•

e

•

•

i

•

•

•

•

Response to An BW Pleanala Opinion – McGill Planning Ltd.

EIA ScreeningEe K – McGill Planning Ltd.

Childcare Jpeaimaill Planning Ltd.

Community and qFXlnfrastructure Audit – McGill Planning Ltd.

AnNc je@tatement – BKD Architects

IIusing Quality Assessment - BKD Architects

ANude Cycle Report – BKD Architects

fScUiule of Accommodation - BKD Architects

URdscape Design Rationale – DFLA

Traffic Impact Assessment – BMCE Engineering

DMURS Compliance Statement - BMCE Engineering

Flood Risk Assessment - BMCE Engineering
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•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

Car Park Management Strategy - BMCE EngIneerIng

Construction Traffic Management Plan- BMCE Engineering

Infrastructure Report - BMCE Engineering

Outline Construction & Demolition Waste Management Plan - BMCE Engineering

Outline Construction Management Plan - BMCE Engineering

Outline Construction Surface Water Management Plan - BMCE Engineeria

Parking Provision Report & Residential Travel Plan - BMCE Engineerirq

Site Specific Flood Risk Assessment - BMCE Engineering

Photomontages and CGIs – 3D Design Bureau

CGI, Aerial & Verified Views Planning History – 3D Design BU
Daylight and Sunlight Analysis – IN2

Microclimate Wind Analysis and Pedestrian Com&eM INI

Energy Analysis Report – IN2

Appropriate Assessment Screening - IAn
Ecological Impact Assessment - Moor4eroupJ

Operational Waste & Recyclin4{anagemdEn – Traynor

Arboricultural Drawings - A1
Arboricultural Assesqment, Impact Statement & Method Statement – Arbeco

Townscape and vi#1 1mA/alessment – AECOM

4.0 Plan©Htstory

PA Ref. 2963/07 refers to a November 2007 decision to grant permission for the

change of us&n existing building from sports clubhouse into a new refurbished

& g&y atJarlisle Gallery. This development included 74 no. new parking spaces

passociated site works and landscaping. Access to the site is via the Carlisle

Fitness Club laneway.

bA Ref. 4292/05 refers to a June 2006 decision to grant permission for retention of

an extension to the car park and for reconfiguration of the car park layout and

amended vehicular access at Carlisle fitness club, previous planning permission ref.

4225/00.
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5.0 Section 5 Pre-Application Consultation

5.1. A Section 5 Pre-Application Consultation took place, remotely via Microsoft

Team due to Covid-19 restrictions in place, on the 21 st of December 2021 ;

Reference ABP-311705-21 refers. Representatives of the prospective applicant, the.

Planning Authority and An Bord Pleanala attended the meeting. The developmen#

as described was for the construction of 212 no. apartments and associated a
works at Carlisle, Kimmage, Dublin 12.

5.2. An Bord Pleanala was of the opinion having regard to the cqEultan
meeting and the submission of the Planning Authority, that the ©TA.s submitted

with the request to enter into consultation constitute a reasonalUN
application for strategic housing development. FurthermIAlIJsuajr article
285(5)(b) of the Planning and Development (Strategk Hobing Development)

Regulations 2017, the prospective applicant was noN}hAn addition to the

requirements as specified in articles 297 and 2&.thennrYng and Development

(Strategic Housing Development) Regu1 dns 20W fo11owing specific

information should be submitted with any application for permission:

1. A Housing Quality Assessor eNaA) which provides the specific information

regarding the proposed apartmen&lex units as required by the Sustainable

Urban Housing: Desigl@?ndard? for New Apartments Guidelines for Planning

Authorities (2CW).\Le assjsment should also demonstrate how the proposed

apartmerIK.comply with the various requirements of those guidelines, including

its sp@JiXplanning p81icy requirements and the floor areas and standards set

Wlb,''d
Vport that addresses the relationship with adjoining properties and the

pM#of residential amenity, specifically with regard to potential impacts in

ta of overlooking, overshadowing and overbearing. The report shall include

Toss-section drawings and other imagery showing the relationship between

existing and proposed development in this regard

A comprehensive daylight and sunlight assessment examining the proposed

dwelling units and amenity / open spaces, as well as potential impacts on daylight

a

3.
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and sunlight to adjoining properties. In preparing such assessment regard should

be had to the provisions of section 3.2 of the Urban Development and Building

Heights Guidelines for Planning Authorities (2018) and to the approach outlined

in guides like the BRE 'Site Layout Planning for Daylight and Sunlight’ (2nd

edition) or BS 8206-2: 2008 – 'Lighting for Buildings – Part 2: Code of Practice d
Daylighting’.

The assessment should provide a comprehensive view of the perform KM
entire development in respect of daylight provision, including acccw,modation at

ground and first floor levels. Where any alternative, compenspr Agn
solutions in respect of daylight are proposed, these should b%dentified
and their effect appropriately described and / or quant@

4. The Microclimatic Wind Analysis and Pedestrian qlfoMo=hould consider

the safety and comfort of residential amenity+eces\>sXhe entire

development, including roof terrace / c#lbNlAnd private upper floor

balconies. Any required mitigation or Aer de©uneasures arising from such

assessment should be clearly (+cribedMessed in the report.

5. A statement as to how thnNtrategic Housing Development has sought

to comply with the prUa Universal Design (to encourage access and use

of the development&gardA Age, size, ability or disability).

6. The applicaLQn should rad to the issues raised in the report of the Dublin

City Council Tran$bNlanning Division, dated 9th November 2021. In particular,

the application should address concerns raised with regard to the design and

Ifut of ttNjsting access road serving the proposed development and

cINieuJwith the requirements of the Design Manual for Urban Roads and

Streets (DMURS) for such roads. Particular attention should be paid to the

Vrement to safely accommodate the pedestrian and cycle movements likely to

be generated by the proposed development. Any required improvements to the

existing access road should be fully detailed and described in the application and

evidence of the ability / landowner consent to complete such improvements

should also be provided.
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7. A quality audit in accordance with Annex 4 of DMURS, including a Road Safety

Audit which should address the proposed access arrangements, as well as the

internal layout of the proposed development.

8. A preliminary Construction Traffic Management Plan

9. Details and specification of proposed cycle parking provision within the

development, demonstrating how the required levels of parking can be

accommodated, in accordance with the provisions of the Guidelines f+

Sustainable Urban Housing: Design Standards for New Apartme U (2qA
10. A report that specifically addresses the proposed materials #ini ales@

scheme, including specific detailing of external finishes, lan%r7paving,
pathways, entrances and boundary treatments. PartiMMKId be had

to the requirement to provide high quality, durab&nd Vlnne finishes which

have regard to the context of the site.

11. A Building Lifecycle Report in accordaAINijg#.13 of the Sustainable

Urban Housing, Design Standards for New Apartments, Guidelines for Planning

Authorities (2020) guidelines Wh shMider the external materials on all

elevations. The report shAll?o address the management and maintenance of

public spaces and anc b&tes to the development.

12. The application shlqd cIA’ Ihtify the areas intended to be taken in charge

by the Local Authority.

13. In accord®vAl\Nttion 5(5)(b) of the Act of 2016, as amended, any

application w@ on foot of this opinion should be accompanied by a statement

\K\\ thNLsmtive applicant’s opinion the proposal is consistent with the

r&nt s&ectives of the development plan for the area. Such statement should

have regard to the development plan in place or, likely to be in place, at the date

de decision of the Board in respect of any application for permission under

section 4 of the Act.

14. The information referred to in article 299B(1)(b)(ii)(I1) and article 299B(1)(c) of the

Planning and Development Regulations 2001-2018 unless it is proposed to

submit an EIAR at application stage.

L 1 Xl
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5.3. Finally, a list of authorities that should be notified in the event of the making of

an application were advised to the prospective applicant and which included the

following :

1. Irish Water

2. Dublin City Childcare Committee

5.4. Applicant’s Statement

5.4.1. The Planning Report, prepared by McGill Planning, includes (@$&r 6 –

'Response to An Bord Pleanala Opinion’ and was submitteJUn aXdan}cM
Section 8(1 )(iv) of the Act of 2016. The proposed develoNfMd in

response to the tripartite meeting and An Bord Plear&opM am the revisions
include:

• Revisions to the design, massing, andALV>lock shapes to ensure

sufficient separation distance betwee&ockspnd the existing neighbours to

reduce the massing of the bIo Aand aMundue overlooking.

• Alter the design blocks 4 + 5 and to reduce the length of block 5. Also move

block 5 west to provide a step in the fagade of blocks 4 and 5, thereby reducing

the massing and length of these conjoined blocks.
kB,

r IE

I
\

• Increase injlKqua©rrl of#blic open space.

• Removal of roof terraces

5.4.2are followirMormation was provided in response to the opinion:

Ipue 1=– HoiiirTg Quality Assessment: BKD Architecture have prepared a

P©nn6y Audit in support of the application. This provides full details about

the a#nent mix throughout the proposed development, the size of the apartments,

beVantum of open space, storage space, living/dining/kitchen areas, bedroom

Ireas, and indicates which units are dual aspect. The submitted assessment

demonstrates that the proposed development meets all the requirements of the

Apartment Guidelines and further detail is provided in the Statement of Consistency

report.
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Issue 2 – Protection of residential amenity: BKD Architecture have addressed

this issue in their 'Architects Design Rationale’. A number of amendments have

been made to the development to address these issues as follows:

• The proposed apartment blocks have been moved back from the site boundaries

to provide at least 24 m between the proposed blocks and the existing houses Id

the north, east and west of the subject site.

• The heights of the apartment blocks have been stepped back and pro]Ld&ar
storeys on the northern boundary and five/ six storeys on the southernbpN
This stepped design ensures that the proposed development Us 1&ZeNg
on adjoining properties and overshadowing is minimised .

© The podium level breaks up the massing of the apartrAocks.t
LL '.I

LL a

• Roof gardens have been removed to avoid issuealpf o\4rloqM

• Communal open space is provided at groun&nd podium levels.

• The conjoined Blocks 4 and 5 have been reduced in length and are now

staggered. Block 5 has been relocat4?way from the existing houses in

Brookfield Green and the bloc hehave kUsed in design.

• The balconies in the pro&d units are to be fitted with opaque glazing to ensure

that privacy is protegilb

• Block 1 is now !o k{stepparoRfour storeys on the northern boundary to six

storeys onji&KNi/dary. Existing houses will be 25 m away from this

block. A band of existing trees is to be retained to aid privacy.

e OI,n\hera of the site, with units fronting onto Captain’s Road, the

fposed & ment blocks will be between 24.8 m and 31.1 m away from the

eNOrg ldlses. These blocks are again stepped from four to six storeys, and

this results in the top floors being over 35 m away from existing houses.

g#ows facing the existing houses are to be fitted with opaque glazing.

Buitable separation distances and other measures have been taken to ensure that

overlooking/ loss of privacy is not an issue of concern. Photomontages have been

prepared and demonstrate that the development won’t be overbearing or dominant

when viewed from adjoining properties. A Daylight and Sunlight Analysis by IN2
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confirms that for the Equinox and Summer/ Winter Solstices that the “development

does not negatively impact on sunlight to existing neighbouring amenity spaces”.

The analysis also demonstrates that the shading as a result of this development is

transient in nature and changes throughout the day.

Issue 3 – Daylight and Sunlight Assessment: The applicant has engaged the

services of IN2 Consultants to undertake a Daylight and Sunlight Analysis. Thea

report finds that the vast majority of neighbouring developments are not neg+elyJ

impacted in terms of daylight and sunlight. In the two instances where an&M
identified it is only slight. It also noted that the analysis does not accc& fM
existing situation which has existing large, mature evergreen trea)rM
boundary and which would currently have significantly more imF%asting
houses then the proposed development would .

The assessment has also reported a high level of co+EanVl accordance with the

guidelines across all floors of the development, ep th&u# floor up to the top

floor, with 90% of compliance across the dANVare there are some rooms

which are below the guidelines, appropri+ comA smr measures are provided

within the development as follows:

• Large apartment sizes

• Private amenity space for all apartments
rHInE

S,IL J• Attractive aspeqt oa-lookin&.orimunal or public open space

• All units a#)v®d with east, west or south aspect, with no single aspect north

facinglnil

e LabN faRinunat open space.

Bu\L– Mi+amate Analysis and Pedestrian Comfort Report: IN2

P©IMve been engaged by the applicant to prepare a Microclimate wind

analyand also a pedestrian comfort report. The revisions to the development

baMesulted in the omission of the roof terraces. The report found that “the

Broposed development was determined to not unduly impact on the local wind micro-

climate, with no instances of down-draft effects predicted to be introduced to the

receiving environment. Proposed amenity spaces are acceptable, and the
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development will not negatively impact on neighbouring developments in terms of

wind microclimate and pedestrian comfort.

Issue 5 – Universal Design: Included with the BKD Architects Design Rationale, in

section 2.10, is a Universal Design Statement.

Issue 6 – Transportation & DMURS: Issues raised by Dublin City Council

Transport Planning Division have been addressed by BMCE in their report. TJ
layout has been agreed and the design has been assessed against DMUBF\1
also an independent Quality Audit. BMCE drawings include details on the\ra
works to the access road to serve the development site and suita@ MaB
been provided in support.

Issue 7 – Quality Audit: Bruton Consulting Engineer haUiigrMeqiF
independent quality audit for the subject site and theJayout has beedEvised as

necessary. BMCE have completed a DMURS asse&ntVhe site,

demonstrating that the design and layout is corKnt with DMURS.

Issues 8 – Construction Traffic Management Plan: BMCE have prepared a plan

and is submitted in support of the applica\1.

Issue 9 – Bicycle Parking: SectA1 g.5 of tha Architects Design Rationale provided

detail on the cycle parking ta)ut the proposed development. A total of 484

bicycle parking spacesAXied – 2.3 spaces per unit and which is in excess of

the Dublin city Develanent N M the Apartment Guidelines requirements.

Issue 10 – Materials and Finishes: Full details are provided in the BKD

Architectural IEswNIale.

•a,n,

+,'u abI

aX

lssueA–XUdil©fecycle Report: Full details are provided by BKD Architects

in accordance with section 6.13 of the Apartment Guidelines.

Issue 12 +ing in Charge: None of the site is proposed to be taken in charge

and aQlb,jands in the control of Dublin City Council or Ben Dunne Gyms, will continue
to remain so.

bsue 13: Statement of Consistency and Material Contravention Statement:

These have been prepared and are included in the Planning Report (McGill Planning

Report) under Chapters 7 and 8. The issues identified in the Material Contravention
Statement are:
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• Building height

• Unit Mix

• Site Coverage

• Block Configuration

• Residential Density

• Car Parking

• Open space provision

Issue 14: EIAR Screening and Article 299B: An EIAR Screening @ been

prepared by McGill Planning and has been submitted in support 9#eNbation.
As part of this screening Articles 299B(1)(b)(ii)(11) and 299B(1)(banrW
Development Regulations 2001-2018 have been includedAJhe rue !,

6.0 Relevant Planning Policy

6.1 . National Policy

6.1.1. Project Ireland 2040 waNPlanning Framework (NPF)

Chapter 4 of the Natio ANEra:boa( (NPF) is entitled 'Making Stronger

Urban Places’ and I s4out to]lh ace the experience of people who live, work

arId VISIt the uhA€ahland

A nur%\o y Paiabjectives are noted as follows:

• National Poli£Nbjective 4 seeks to 'Ensure the creation of attractive, liveable, well

designed, Edquality urban places that are home to diverse and integrated

Wmaties that enjoy a high quality of life and well-being’.

• National Planning Objective 11 provides that 'In meeting urban development

Fquirements, there be a presumption in favour of development that can encourage

more people and generate more jobs and activity within existing cities, towns and

villages, subject to development meeting appropriate planning standards and

achieving targeted growth’.
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• National Planning Objective 13 provides that “In urban areas, planning and related

standards, including, in particular, height and car parking will be based on

performance criteria that seek to achieve well-designed high-quality outcomes in

order to achieve targeted growth. These standards will be subject to a range of

tolerance that enables alternative solutions to be proposed to achieve stated

outcomes, provided public safety is not compromised and the environment \\IIK\, abb

protected”.

Chapter 6 of the NPF is entitled 'People, Homes and Commun nralets oTt

that place is intrinsic to achieving a good quality of life.

A number of key policy objectives are noted as follows:

• National Policy Objective 27 seeks to 'Ensure the &ration of s£7e and

convenient alternatives to the car into the desig& ourNJr#nities, by prioritising

walking and cycling accessibility to both e#Hlk and prop&ed developments, and

integrating physical activity facilities for a$ges’.

• National Policy Objective 33 seXto 'PriMe provision of new homes at

locations that can support sqWiaNevelopment and at an appropriate scale of

provision relative to locgiA
• National Policy Objejve 3&pXro increase residential density in settlements,

through a range of measure©uding restrictions in vacancy, re-use of existing

buildings, infgc evelopment schemes, area or site-based regeneration and increased

bulldinUNjlP

6.1.2. Section 28 Ministerial Guidelines

N/owing is a list of Section 28 - Ministerial Guidelines considered of relevance

b the proposed development. Specific policies and objectives are referenced within

the assessment where appropriate.

• Urban Development and Building Heights - Guidelines for Planning Authorities –

(DoHPLG, 2018).
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• Sustainable Urban Housing: Design Standards for New Apartments Guidelines for

Planning Authorities (DoHPLG, 2020).

• Guidelines for Planning Authorities on Sustainable Residential Development in

Urban Areas (including the associated Urban Design Manual) (DoEHLG, 2009).

• Quality Housing for Sustainable Communities (DoEHLG, 2007).

• The Planning System and Flood Risk Management including the associatec!

Technical Appendices (DEHLG/ OPW, 2009).

• Childcare Facilities Guidelines for Planning Authorities (2001).

• Regulation of Commercial Institutional Investment in Housing aleNp for

Planning Authorities (2021).

Other Relevant Policy Documents include

• Smarter Travel – A Sustainable Transport Future: /&w transport Policy for

Ireland 2009 – 2020

• Permeability Best Practice Guide – NatiANhl#hority.

6.2. Regional Policy

621 Regional Spatial andnhH8b#rategy (RSES) 2019 – 2031

The Eastern & Midlan4egioN\&mbly 'Regional Spatial & Economic Strategy

2019-2031’ progs*les for the daopment of nine counties including Dublin City and

supports the FenNp of the National Development Plan (NDP).

63 no anLul#ollcy
p.1\LublirJl fit; Development Plan 2016 - 2022

6.3.2.ae Dublin city Development Plan 2016 - 2022 is the current statutory plan

k)rBlblin city, including the subject site.

E.3.3. The subject site is indicated on Map G of the development plan and has a

single zoning objective, 'ZI – Sustainable Residential Neighbourhoods’, with a stated

objective 'To protect, provide and improve residential amenities.’ The following

description of the 21 zoning is provided:
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6.3.4. 'The vision for residential development in the city is one where a wide range

of accommodation is available within sustainable communities where residents are

within easy reach of services, open space and facilities such as shops, education,

leisure, community facilities and amenities, on foot and by public transport and

where adequate public transport provides good access to employment, the city

centre and the key district centres.

6.3.5. A small part of the site is zoned 29 with the objective 'To preserve, p{ide
and improve recreational amenity and open space and green networks’. \ea as

one of the 'Permissible Uses’ is 'public service installation which woKnga
detrimental to the amenity of 29 zoned lands’. A public service#allaNis
described as:

6.3.6. 'A building, or part thereof, a roadway or land used for the prdMn of public

services. Public services include all service installat&.neVary7or electricity,

gas, telephone, radio, telecommunications, tele&on, NtrXsmission, drainage,

including wastewater treatment plants ancHer statuto#ndertakers: bring centres,

green waste composting centres, public libraries, public lavatories, public telephone

boxes, bus shelters, etc. but does'not include inMr tors/waste to energy plants.

The offices of such undertakers aNpmpanies involved in service installations are
not included in this definitionq

6.3.7. The policy chapters, @Rially Chapters 5 – Quality Housing, and 12 –

Sustainable Comrayn b and Neighbourhoods, detailing the policies and objectives

for residentiaU+eNIMing good neighbourhoods and standards

respectivEly,&guId be consulted to inform any proposed residential development

(see wbKsfe \ )n 16.10 – Standards for Residential Accommodation).

6.3.1 in bot LN and established residential areas, there will be a range of uses

GtNdotential to foster the development of new residential communities.

igse ae uses that benefit from a close relationship with the immediate community

Va e high standards of amenity, such as convenience shopping, crdches,

}chools, nursing homes, open space, recreation and amenity uses’.

6.3.9. Permissible uses on 21 lands include 'Buildings for the health, safety and

welfare of the public, childcare facility, community facility, cultural/ recreational

building and uses, education, embassy residential, enterprise centre, halting site,
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home-based economic activity, medical and related consultants, open space, park-

and-ride facility, place of public worship, public service installation, residential, shop

(local), training centre’.

6.3.10. Policy SC13 of the development plan promotes sustainable densities,

in particular along public transport corridors with due consideration for surrounding

residential amenities.

6.3.11. Policy SC14 seeks to 'To promote a variety of housing and apa&a
types which will create a distinctive sense of place in particular areas and

neighbourhoods, including coherent streets and open spaces’.

6.3.12 The following policies are also considered relevanl

• Policy QH3 – 10% of the land zoned for residential useskhoutd prov aor social

housing;

• Policy QH5 – Address the housing shortfall thr+F acNlaX management;

• Policy QH6 – Provide for sustainable neUAoVa variety of housing

types;

• Policy QH7 – Promote sustainab+Frban Ma;
• Policy QH8 – Promote the c&pment of vacant and under-utilised sites;

• Policy QH10 – Promotsni{&>pment of permeable schemes and discourage

the provision of gated @identXcIBmes;

• Policy QH11 2romotion o&#ty and security in new developments;

• Policy QHl{Promote the development of energy efficient schemes;

• polic)dE\nJ\ pild housing should be adaptable and flexible;

• Policy QH18Nlpport the provision of high-quality apartments;

Pa\M+ Promote the optimum quality and supply of apartments.

6.3.i3J Section 16.7.2 of the City Development Plan refers to 'Height Limits

and Areas for Low-Rise, Mid-Rise and Taller Development’. Height is measured in

Prms of metres and ’16 m equates to 5 storeys residential or 4 commercial

generally’. The subject site is located within a designated 'Outer City Area’ and a

height of 16 m applies here; this is considered to be Low-rise.

ABP-313043-22 Inspector’s Report Page 23 of 131



6.3.14. The following sections of the City Development Plan are also relevant

to this development:

Section 4.5.3 - Making a More Compact Sustainable City;

Section 4.5.9 – Urban Form & Architecture;

Section 9.5.4 - Sustainable Urban Drainage Systems (SUDS);

Section 11.1.5.13 - Preservation of Zones of Archaeological Interest and Inalal
Heritage. The development is located within such an area.

Section 16.2 – Design, Principles & Standards.

Section 16.10 - Standards for Residential Accommodation.

Section 16.38 – Car Parking Standards. The site lies within PaU\rea&nd
requires a maximum of 1 .5 space per dwelling in accordance with !#16 1

7.0 Third Party Submissions

7.1. A total of 81 submissions were ncAaU/r (IW) as a prescribed

body submitted comments; see Section & PresaLed Bodies of this report for their
specific comments.

7.2. Submissions, prepareW8ry O’Shea on behalf of the Terenure West

Residents’ Association (TWRA), by Kimmage Dublin Residents Alliance (KDRA)

CLG, by Lower Kimmage Ro&I$iesidents’ Association (LOKRA), by Kimmage Road

West Residents’ WbLon, bJRecorder’s Resident’s Association, by Aengus 6

Snodaigh TD#hlWeTFearns (SDCC), by Cllr. Pat Dunne & Joan Collins TD,

by PatricKUnllr. Carolyn Moore, by Cllr Yvonne Collins, by Henk van

der tnXo Fh4i/Ciara Faughnan & local residents, BKC Solicitors on behalf of

JohlConwayhn the Louth Environmental Group, and by individual members of the

RlbL&DRiPen received

7.3. #e submissions from residents/ members of the public, grouped under

appropriate headings, can be summarised as follows.

7.3.1. Principle of Development

• There is a recognised need for housing in the area, particularly houses suited for

family use.
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• There is no issue over the development of the site for residential use, the nature/

scale/ height of the development are the issues of concern.

• Houses/ Duplexes would be more appropriate for this site.

• The mix of only one- and two-bedroom units, 50% of each, is contrary to the

Dublin City Development Plan 2016 – 2022 under Section 16.10.1 – 'each

apartment development shall contain: a maximum of 25-30% and a minim#f
15% three or more-bedroom units’.

e The development is contrary to QH22 which seeks to ensure that4Lew IAId
development close to existing houses has regard to the char# ;nd @a
the existing houses unless there are strong design reasons &iilinRMise’.

e Issue of Material Contravention as part of the access bute iS over laBs zoned

for open space purposes.

e Material Contravention on the grounds of bu& hen, #using mix and

density.

The development is contrary to a num&of sections of the Dublin City

Development Plan 2016 – 2024

• The proposed development gives rise to socio-economic, generational, and

environmental discriMUonr ILB
LtLJ

• Concern about We Build To Rent nature of the proposed development.

e The propo#level Went would set an undesirable precedent for similar scale

develoWnlIInn
Johnm/aNG Mouth Environmental Group request that the development be
refused as the:

• Urban Development and Building Heights Guidelines 2018

• Apartment Guidelines 2020

Be ultra vires and not authorised by the Planning and Development Act 2000 as
amended

7.3.2. Impact on the Character of the Area:
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• The provision of 6-storey apartment blocks would be out of character with the

existing two-storey houses in the area and would be contrary to height

restrictions on such development.

• Permission has been refused in the past by Dublin City Council and An Bord

Pleanala for attic conversions/ extensions due to the breaking of building line£,

overlooking, loss of light and design not in keeping with the character of\#aeA
The proposed development appears to do all of the same.

e The proposed development provides for only one- and two-bedrc+1 uIA(N
family sized homes are proposed.

e The proposed development provides for a poor quality of ar%agign,
repetitive and boring design.

e There is a shortfall in services in the area such a+ledical and educational

services and the proposed development will& ad(Nia+ressure on existing

facilities.

7.3.3. Design and Height:

e The height and scale ofth9JeNlment will negatively impact on adjoining
houses.

• The proposed development is too high, at six storeys, for this site/ location. The

area is characWLs NEy lov]r \lse development. The proposed development

would be nearing and dominant in this location.

• The proposed scheme represents overdevelopment of this site.

• The height will materially contravene the Dublin City Development Plan and

i\jHcier)justification for this has been provided. Maximum permitted height is

lb mM;he proposed development indicates a height of 20.245 m.

Mration distances to existing houses do not take account of extensions to
these houses.

• The provision of solar panels etc. will increase the overall height of the

development.
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7.3.4. Impact on Residential Amenity:

• The proposed development will give rise to overlooking of adjoining properties,

leading to a loss of privacy.

• Potential overlooking from the proposed podium level open space areas.

• The screening from mature trees is overstated by the applicant as tree cover IE

sparse.

e Screening from trees is overstated as there are few such trees in the aka
many of those in place are deciduous trees.

• There will be a loss of sunlight to existing houses. The devMr JeNdId be

reduced in height to ensure that there is no loss of sur®1 .

• Nearly 60% of windows surveyed on Captain’s RQad b&e applicant would fail at

least one of the criteria on daylight reduction accoNg ti the submitted Daylight

and Sunlight Analysis; clearly this demonstraNlowXs liiEantly the

development would negatively affect t@e houses.

e The loss of sunlight would impact on sVg#uire additional winter heating,

and reduce the potential for soAkanels.

• Specific issues raised in relation to the jmpact on the VSC daylight of adjacent
houses

e The proposed We\Lment)es not provide for adequate open space and play
areas.

e The m&rmI anot exceed the floor area by 10%.
- 11

Abd
• FB area meagTements are incorrect/ misleading, request that the Schedule of

ASnmmoAti8n be reviewed

ale Part V provision is located in one part of the development and is not spread

bahout the development site.

I The quality of a number of the dual aspect units is reduced by the fact that they

face the undercroft parking areas and associated access roads.

• The nature of the apartment market is such that the residents of the development

will not become part of the local community.
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•

•

•

•

•

e

•

•

•

Increase in noise associated with the construction phase and on-going traffic

generated noise.

Inadequate storage space provided.

Floor to ceiling heights should be increased within the units.

Potential for odours due to the location of the refuse storage areas adjacentXI

the boundaries of existing houses. This may also give rise to an increas d
vermin in the area.

The proposed development overstates the availability of open sp&iIA3
There is a need for age friendly accommodation in the area and this de$eJopment

does not provide this.

Loss of views of Dublin Mountains due to the localion/ height of thg proposed

development.

No residents’ facilities are provided suc® laundry a] meeting rooms.

Concern that the development may pjpressX on utility services.

7.3.5. Traffic:

• The existing junction with the Kimr& Road West is unsignalized and the

development will give ri%Nbcreased traffic congestion in the area.

• Rat running is$„ig@in tIjarea and is likely to get worse with proposed traffic

changes @~as through traffic from Templeogue village being diverted towards

Kimmage and Terenure.

• The singh Mio the site may become problematic, especially when taking

acount okRting traffic in the area.

•Xoncern about safety regarding the mixing of construction traffic with the existing

gIFranc

} Public transport is limited to bus services with the Red and Green Luas lines over
3 km from the site.

• Bus services are at/ near capacity in the area.

'\ J
EVa

l
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• Query as to whether the access road to the subject site over the gym lands be

taken in charge or remain under private control.

• There is a need for safe pedestrian crossings in the vicinity of the access road to

the gym/ subject site.

7.3.6. Car and Bicycle Parking:

e Insufficient provision is made for charging of electric cars, only 12 out wI
spaces.

e No indication is provided as to whether charging facilities willj#vail5 a
electric bicycles.

e Concern that the shared bicycle/ bin storage area maAKH\ae use of

bicycles.

• Insufficient car parking provision.

e Insufficient car charging facilities are pqAf
e The provision of allocated parking for &ar shag,club, would further reduce the

car parking provision on site.

e Concern about the use ofIBIRMarking – unsafe due to lack of surveillance,

potential for increaseq crime and layout makes it difficult for vehicle manoeuvres.

e Concern that parki+\ /ilIN?&lequately managed in the area.

e The lack of parking on sije X give rise to overspill parking into adjoining areas.

• Insufficient bicycle facilities in the area with particular reference to the lack of

cycle $athsgiamage Road West.

7.3.7. Childcare Provision:

g Jlder estimate for childcare need.

• shortage of childcare provision in the area.

I Shortage of school places in the area.

7.3.8. Water Infrastructure and Drainage:

• Concern about the available capacity in services in the area.
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• Flood risk has not been adequately considered; this has historically occurred in

the area

• Request that the Board delay their decision until such time as the Poddle Flood

Alleviation Scheme is complete.

7.3.9. Environment and Natural Heritage:

Potential for solar panels is lost through the provision of a rooftop corTUJdq

open space area.

• The proposed development may give rise to increased noiseJ1BLW

• Loss of biodiversity.

. The development will give rise to increased rates of&onsq111Rn.
• Concern about the Appropriate Assessment in rWionW)pply and foul

drainage.

• Concern about the submitted EIA Scre£n
• The site is home to at least one famil$ of fox, only a single fox was observed on

site according to the EIA Screwing.

• No winter bird survey und@gkNrId the submitted bat survey is insufficient.

. Request that an existing laurel aerow be retained beside the boundary wall

adjoining Park Crejfe=T

. Acknowledge ka\9ant#,ommitment to achieving a high A2 or A3 BER

rating on each of the apartments, the proposed use of green roofs, a proposal to

add semICi% high proportion of bicycle parking spaces.

7.3.10. Other Comments:

’. JhbMsed apartments would be over-priced and not be affordable for people

ira area

k Be quality of the development is overstated as units barely reach the minimum

specified standards.

• Overpopulation can lead to increased rates ofjoblessness and crime.

• Need for details on the future use of the adjacent gallery that is now closed.
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•

•

•

•

•

•

•

•

•

A number of procedural issues are raised including incorrect description of the

nature of the development, mapped distances to locations are incorrect and

mislabelling of streets/ locations has occurred.

Public notices do not refer to the significant works to be carried out in the South

Dublin County Council area with particular reference to water supply.

The development does not comply with fire regulations with particular refe/ce
to access to all parts of the proposed buildings.

The reason for the reference to accessibility to postal services is qLcleaji

No consultation by the applicant with the local community.

Concern about safety and privacy through the use of tower c%tPsubject
site

The subject application does not include consent& aVevaXlandowners.

Uncertainty as to who the applicant is.

Concern about the Strategic Housing ANAfess.
8.0 Planning Authority SuImiss\

8.1. The Chief Executive’s ext, in accordance with the requirements of section

8(5)(a) of the Act of 2019, was bRed by; An Bord Pleanala on the 1 jth of May

2022. The report detaighe sW&n/ site zoning, provides a description of the

proposed develop&JtXails+-submission meetings, planning history, lists the

issues in the #lved sMIEsions, the internal reports of Dublin city Council are

summariseMls the relevant Development Plan policies and objectives, and

proviIPlb NOn!#essment of the development.

W. \.-he C+gFort, in Appendix B, also includes a summary of the views of the

elected me#ers of the South-East Area Committee held on the 11th of April 2022,

and thA are outlined as follows:

I Be Members stated that local residents were strongly opposed to the proposed

development. Concern about the height of the development, impact on

residential amenity and would be contrary to the Dublin City Development Plan.

Concerns also expressed about traffic and shortfall in car parking provision.
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• Concern was expressed that the proposed development would be in breach of

the City Development Plan in terms of height, unit mix, site coverage, block

configurations and open space. The development is completely out of context for

the area even if it is well serviced by public transport.

Considered the proposal to be offensive to the City Council to submit a plan

which was in so much in contravention of the city development plan, which @
taken great time and effort, and which was democratically voted on.

Concern was expressed in relation to shadowing, overlooking on adj AN
storey houses from proposed development. The proposed develwlnerJAot
sufficiently stepped back from two storey houses. Block 1 at#rMs very

close to existing houses.

It was stated that although the separation distance tonE on £Jains Road

is stated to be 24m, it is actually much less as sale ohins have
extensions.

The apartment sizes, open space provisaNhe nBber of dual aspect units

are just a fraction over what is permit#
Concern was expressed about the neRIve At on traffic in the area which is

already suffering from conges+.

The junction at the acce@oint to proposed development and the existing Ben

Dunne Gym is very t©ht and having just one entrance will be very problematic to
traffic movements

Concern was &NLouyl under provision for car parking which could result

in overspill parking onto sJbrounding areas. It was stated that only one quarter of

Ben W.K Gym car §arking is only ever used, and it was suggested that

pngXILd l#ovlded here

&.ncern was expressed about the lack of open space to be provided on site, just

AUf the site is to form open space. The subject site’s previous uses was

Es#ports ground – cricket pitch.

#ncern was expressed about the affordability of these units.

The housing crisis is about affordability as much as supply.

The proposed development would have a negative impact on the residential

amenity of the area. There has been strong opposition to the proposed

development.

•

•

•

•

•

•

•

•

•

d

•
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• Concern was expressed about the impact of the proposed development on 'The

Poddle Alleviation Works’, which are still only at planning stage.

• Concern was expressed about the SHD process and SHDs should be rejected

until the LRD process is operating.

8.3. A summary of the submissions made by third parties is provided and a fyBjJ
of who made these submissions. Submissions were grouped under the following

headings:

• Density/Quantum of Development and Mix

• Scale, massing & visual impact

• Neighbouring amenity

• Transport & parking

• Infrastructure

8.3.1. A submission has been received frHrish \M
8.3.2. Interdepartmental Reports &e beefed%d from the Drainage Division,

Transportation Planning Divi qB, Parks and Landscape Services, Housing, Waste

Department, and the EnvirnnTtental Health Office.

8.4. Planning Asses gent

This is summabd NiWeLder the headings of the Chief Executive Report.

Zoning:
• 21 – Reside*ntid,ding allows for the development of this site for suitable

t+sing. IN’lanning Authority welcome the efficient development of this site

lob vfl\ in an established mature residential area, located on a bus route,

would benefit from the services and amenities of Kimmage and Crumlin, and is a

bKwalk from Stannaway Park.

I The Planning Authority, through the CE Report, report that a small area of the

site is zoned 29 with the objective 'To preserve, provide and improve recreational

amenity and open space and green networks. ’ The use of this land for residential

development was raised as part of the pre-planning discussion with An Bord

Pleanala and the applicant states within their Planning Report that this area of
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land that is in use as roadway to the existing car park at Ben Dunne Gym will

remain in its current use an as access road to the gym car park and also provides

access to the new residential development. The applicant highlights that “public

service installation’ is listed as a permissible use for 29 lands, and that Appendix

21 of the Dublin City Development Plan defines public service installations as

'roadways or land used for the provisions of public services’. In conclusion,a

this section, the Planning Authority consider that the proposed developrMs
permissible and is generally consistent with the zoning objectives on tksa

Plot Ratio and Site Coverage:

Indicative Plot ratio and site coverage standards are provide#',N r 1 @
Dublin City Development Plan 2016 - 2022. Targeted/ maxq1 H£1AF©s not

set out in the Dublin City Development plan, density g: LrespeQa existing

character, context and urban form of an area anc&?eek to protect existing and

future residential amenity. The available pubIc traNedXpacity will also be

used to determine the appropriate density oNte. + gustainabte Residential

Development in Urban Areas: Guideli ds for Rainy Authorities’ indicate that

there should be no upper limit to den&on City Centre sites subject to qualitative

standards. Areas in close pro)Klty to pMlsport corridors should provide

densities of 50 units per Her :
• The proposed development provides for a density of 166.4 units per hectare,

which the Planning AuthMRonsider to be high in the existing context which is

made up of lovKca\Jousil]. The Planning Authority considers that there is a

need for ennt brownfield land uses particularly in well-established residential

areasdltt%nisting services and suitable public transport.

•

• THoM Mlopment, with a gross floor area of 13,679.2 sq m on a site of

& ha, results in a plot ratio of 1 .63:1, in comparison to the development plan

+lnutandard for Zone 1 of 0.5– 2.0. The site coverage would therefore be

lab, which is just under the standard set by the Development Plan that allows

Fr a site coverage of 45 - 60% for 21 lands.

Notwithstanding these indicators that demonstrate a high density of development

under this application, high densities can be supported where a proposed

development relates to its surroundings, provides good quality residential

r•
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accommodation, protects neighbouring amenity and is acceptable with regard to

transport and environmental impacts. The Planning Authority further consider

these issues. Regard is had to the NPF and which seeks to make better use of

under-utilised land, including 'infill’ and 'brownfield’ as well as publicly owned

sites, better serviced by existing facilities and public transport. The Sustainable

Residential Development in Urban Areas – Guidelines, under Chapter 5, as’
with appropriate locations for increased densities, with section 5.7 dea eN
brownfield sites within city centres. The guidelines seek to increaxdeIAb
appropriate locations and the Planning Authority consider thin toI)e @@
having regard to the availability of bus services in the aTa; bURnt
should have regard to the established character of them

Material Contravention :

The Planning Authority note the submitted Mate&;on&rRn Statement which

refers to the following:

1. Building Height

2. Unit Mix

3. Site Coverage

4. Block Configu9in
5. Parking

6. Open Space

The Planning6ythority refers to the fact that some of the standards set out in the

DublirHl Nv opa& Plan have been superseded by more recent national policy

such as the ANlent Guidelines and the Building Height Guidelines.

Design & Layout:

#ut]jhe Planning Authority describe in detail the proposed layout and the form

of development – 5 Blocks of apartments in the range of three to six storey blocks

Phe floors within the blocks have been staggered to ensure that adequate separation

distances to existing houses are provided for. The Planning Authority report that

areas of 1260 sq m and 305 sq m of communal space are proposed at the south

east corner of the site adjacent to Block 5 and an area of 632 sq m of communal

ABP-31 3043-22 Inspector’s Report Page 35 of 131



open space is located in the western end of the site adjacent to Block 1, there are

additional areas of communal open space between blocks 1 and 2 (271 sq m) and

Blocks 2 and 3 (271 sq m). It is reported that refuse storage areas and bicycle

parking areas are located within the open space areas, thereby reducing the total

potential area of open space.

Architectural Approach: The Planning Authority report that the design is

contemporary and sits well into its setting. They request that the propos4JN
render be omitted and replaced with brick in the interest of long-ternViUAte’.
Height: The Planning Authority note the issues of height and to==\\a\ Xc F?vention,

with a limit of 16 m height for areas such as this, the propojed Mme@
varied height, maximising at 21.1 m. The Planning Auth4NKLmMe
proposed development overlooks an extensive area+earlVo tE south/ gym

site, and there is good spacing from neighbour&wo &ly)operties that adjoin

the site. The submitted development hasHhERr B#red by the Planning

Authority in accordance with the criteria +out in the Building Height Guidelines and

the Planning Authority consider tFKthe prM relation to its height is

acceptable. The Planning AIANpRs elements of additional height,

particularly as the propsd&ses residential development.

Visual Amenity: The F{nningXltFBhty note the supporting documentation included

with the applicat jon. In generahe design is considered to be acceptable, though

the Planning Authority report that there are concerns regarding the scale, massing of

and viUa\i@%f])cks 4 and 5 on the adjacent properties when viewed from

Brookfield Green.

Ap Von Abloining Residential Amenity:

anewVI ling Authority have set out in their report, the separation distances

IAeen the proposed development and the adjoining houses. The Planning

Authority consider the proposed separation distances to be acceptable and are

an improvement on previously submitted proposals that were provided in pre-

planning.

Residential Standards:
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• A total of 208 apartments are to be provided, 104 one-bedroom and 104 two-

bedroom units. Room sizes are acceptable with over 50% exceeding the

minimum standard by 10%. 52.9% of the units are dual aspect. Floor to ceiling

heights are acceptable and the proposed development provides for a maximum

of 10 apartments per floor per lift core in accordance with SPPR 6 of the

Apartment Guidelines. Storage, private open space, and communal operaceJ
areas are acceptable.

e The proposed development is not a Build to Rent development arWhe A
requirement for residential support facilities.

Childcare Facilities:

8 No childcare facility is proposed as part of this develome =#icant has

submitted a detailed Childcare Assessment with &pp\ication, tEe proposed

development will only generate a need for 3 &chiN,e}aces and there are

circa 2 facilities within a 1 km radius o#hILVrhe Planning Authority

report that this is reasonable.

Daylight, Sunlight and Oversha Wing MK
Amenity Spaces: The submi&lnalysis demonstrates that all communal and public

open spaces will receivqA&lours of direct sunlight on the 21st of March, over

at least 50% of their r4ectiv Neal accordance with the BRE Guidance.

Average DayligA&Vr )mitted report indicates that 90% of rooms

achieved mo(than the prescribed minimum BRE/BS guidelines for the average

daylight factors. 8% of the Kitchen/ Living/ Dining areas are below target, of which

6% are betweN,5% and 2% while the remaining 11 rooms, or 2% are between 1 %

and 1.5%. laing regard to the location of the site the Planning Authority considers

IFall]Lese rooms should achieve the 2% level. A number of compensatory design

solutions are provided:

I Any units in Block 2 which do not achieve the 2% ADF, for kitchen/ living/ dining

rooms, are provided with a floor area in excess of the minimum required.

• Rooms that fail the test are provided with a direct balcony access from the

kitchen/ living/ dining rooms.
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• Ground floor units have a direct aspect onto the communal/ public open space

areas and none of these units are north facing/ single aspect units

• The applicant also highlights the fact that communal open space is in excess of

that required in the Apartment Guidelines.

Trees and Landscaping :

The Parks Department have no objection to the proposed removal of trees s#ct£
a condition that a bond be applied to ensure that trees proposed for rete MN
protected .

Transportation :

+ A TIA has been prepared and a Quality Audit, which ingudeMageb@
Safety Audit, has also been submitted in support of the applicaID#he subject

site is located in Parking Area 3, Map J of the D&CiVevel;pment Plan

2016 - 2022. A total of 484 bicycle parking &es &lraosed and which is in

excess of requirements. 6 motorcycleHhNgfre to be provided and this

is acceptable in terms of the Dublin CKDeveB£pent Plan requirements. loo

car parking spaces are proposql and tMport Planning Division are

concerned that this is too& having regard to the availability of public transport

in the area

e The junction with t$’KimNeRad West is of concern as the two-lane exit is

counter to tEe NNOJfed in DMURS and is a potential hazard for

pedestrians. Thel\sportation Planning Division recommends changes to the

existing junction width, which is within the redline boundary of the site, by way of

aA ltion.

e The TrarJ ort Planning Division has no objections in principle to the proposed

development, however there are number of matters that would require to be

dressed and can be done by way of suitable conditions.

}onstruction Related Impacts:

• Some disturbance can be expected during the construction phase, though this

will be temporary in nature. An Outline Construction Management Plan has been
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submitted in support of the application. All relevant matters can be agreed by

way of condition.

Infrastructure :

Irish Water have reported that the development can be connected to public services

and is acceptable subject to conditions.

Environmental Considerations:

Flood Risk/ Drainage: The site is located in Flood Zone C and whilst the qM
Authority note the concerns expressed by third parties, the Dublin ciapra]A
Department have reported no objection to the development subm) conditions.

Microclimate: The Planning Report note that the developrrLent \Uc se

significant impacts in terms of wind speed to nearby structlres.

Sustainable Building Design: Details have been pro&d in response to Policy

QH12 of the Dublin City Development Plan

Other Matters :

Part V: A total of 21 units are to be provi& and the Housing Division have reported

no objection to this.

EIAR: The proposed develoF&alls below the threshold and a mandatory EIAR

is not required. An EIAneN report has found that the development is not

likely to give rise to siglficantN)an on the environment. The Planning Authority

note that the Board is the com dent authority on this matter.

Appropriate /{sbessment: No significant impacts on any protected sites are likely;

the Planning Au lhalote that the Board is the competent authority on this matter.

Conclusion:

The Plannirauthority conclude that the development is acceptable in terms of the

Korgp that applies to this site, the height and quantum of development is

acceptable on this site and overall, the development is considered to be acceptable,

lough it is reported that Blocks 4 and 5 are overly dominant and should be split into

two separate blocks. Suitable conditions are provided in the event that permission is

to be granted
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8.5. In addition to the CE report, additional Dublin City Council internal reports

have been provided and are included in Appendix A of the CE report.

• Transportation Planning Division: A number of points are noted including

recommended footpath works/ improved pedestrian priority, public lighting

details, improved cycle paths, revisions to the junction with Kimmage Road %q
revisions to the internal road layout, concern about the frequency of bus aca
in the area, cycle parking is adequate, car parking is low for a develo AAf this

nature and there would be limited impact on traffic from the deveqlnm
traffic in the area. In conclusion it is recommended that theMion @@
Kimmage Road West be revised, and this and all othekssuW) ad@
by condition.

Drainage Report: There is no objection to the deNpnV:, subject to the

development complying with the Greater Du+LRegNl Pode of Practice for

Drainage Works, Version 6.o. A list odnRNlAIded in the event that

permission is recommended.

Environmental Health Officer: +Rnditio#UEcommended including the need

for a Construction Mana@nt Plan, limit on the hours of demolition/

construction on siteAoise®@@e provided.

Part V – Housing 8&omrrNtyVervices: Engagement has been had between

the developHLNgNOH#g & Community Services in relation to meeting Part

V requirements, th9\eloper is suitably aware of their obligations.

Pan & Landscar#Services: The proposed areas of open space (public and

Kmuna\ considered to be acceptable; these will not be taken in charge. A

tr\MII be required to ensure that the trees to be retained are protected.

The provision of green roofs is welcomed. Concern is expressed about the use

Vg lands for purpose of access to this site. Overall, there is no objection to the

development subject to conditions.

Waste Regulation and Enforcement Unit: A list of conditions to be applied are

provided .

•

•

•

•

•
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• Planning & Property Development Department: Request that a bond condition

and a Section 48 development contribution be applied in the event that

permission is granted for this development.

9.0 Prescribed Bodies

9.1. The applicant was required to notify the following prescribed bodies Pa/o
making the application:

• Irish Water

• Dublin City Childcare Committee – No response made.

9.2. The following is a brief summary of the issues rais4

9.2.1. Irish Water:

Irish Water has issued a Confirmation of FANIJroposed development to

connect to the public water and wastewatl,netw&,, The applicant has engaged

with Irish Water and has submitte@,esign Proposals. The following points are

made

In respect of WastewateH] order to faMte the proposed connection to the public

system, the applicant i+quA{oN5tall approximately 180 m of rising main

through third party lands bura\ mage Road West to the site. Evidence is required

from the third-party owner indicating that permission to lay the pipe in their property

is consented to. This infrastructure will have to be constructed to Irish Water

standards~~anNlmnclude a wayleave to the benefit of Irish Water. A pumping

+tio\ireqykd to be installed on the applicant’s site and the applicant will be

responsible for delivering, commissioning, and operating this piece of infrastructure

and Mh shall be installed in accordance with the Irish Water Code of Practice.

I respect of Water: in order to provide a connection to the public watermain, a new

q 50 mm diameter watermain is required for a length of 350 m. Irish Water has no

proposals for upgrade works in this area and the applicant would be required to fund
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these works. An alternative connection solution has been indicated by the applicant

and again this would have to be funded by the applicant.

Irish Water has requested that in the event that permission is granted that conditions

be included as follows:

• 'The applicant must sign a connection agreement with Irish Water prior to anxb

works commencing and to connecting to our network’.

+ 'Where any proposals by the applicant to build over or divert existing &eN
wastewater services the applicant is required to submit details toesh )Aol
assessment of feasibility and have written confirmation of fe#htyl
diversion(s) from Irish Water prior to any commencemejlt oM

e 'All development iS tO be carried OUt in compliance Wi$1 1rish Watedgandards

codes and practices’.

10.0 Oral Hearing Request

10.1. Mary Fitzpatrick, and +erenure West Residents Association requested an

Ora1 Hearing; howeverANpf the Planning and Development (Housing) and

Residential Tenancie Act, 2(A pXvides for such a hearing if there is a compelling

case and I have considereqdthe provided information does not warrant an oral

hearing.

11 a#bs&ltd

n .I\beard has received a planning application for a housing scheme under

$/10ra(1) of the Planning and Development (Housing) and Residential Tenancies

Act 2016. Having examined the application details and all other documentation on

IIe, including the Chief Executive’s Report from the Planning Authority and all of the

’submissions received in relation to the application, and having inspected the site,

and having regard to the relevant local/regional/national policies and guidance, I

consider that the main issues in this application are as follows:
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11.2. In addition, the assessment considers, and addresses issues raised by any

observations on file, under relevant headings. I have visited the site and its

environs.

The assessment of the submitted development is therefore arranged as follows:

• Principle of Development

• Development Height

• Design and Layout

• Visual Impact

Residential Amenity – Future Occupants

• Residential Amenity – Existing/ Adjacent Residents

• Transportation, Traffic and Parking

• Infrastructure and Flood Risk

+ Childcare, Social Infrastructure and Part V S&I HoNlg}Fovision

• Comment on Submission/ ObservatiouA8th Earea Committee

• Other Matters

•

• Material Contravention

• Appropriate Assessment qnEW
• Environmental Impact Assessment Screening

Note: The Dublin City Development Plan 2016 – 2022 is the operative plan relevant

to this applicati%LB3ew ©lment plan – 'Dublin city Development Plan 2022 –

2028’ is due to be adopted by the end of October 2022, with no confirmed date at

present for it coming into force.

LL

h -IHI

A lal

U3.qprinci wn Development

3l3. Viaving regard to the nature and scale of proposed development which

is in tIdorm of 208 residential units consisting wholly of apartments on lands zoned

brMtainable Residential Neighbourhoods under the 21 zoning objective, I am of

Be opinion that the proposed development falls within the definition of Strategic

Housing Development as set out in Section 3 of the Planning and Development

(Housing) and Residential Tenancies Act 2016.
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11.3.2. The subject site is zoned 'ZI - Sustainable Residential

Neighbourhoods’ in the Dublin City Development Plan 2016 – 2022 with the

objective 'To protect, provide and improve residential amenities’. This zoning

objective permits a range of residential related uses including cultural/ recreational

building and uses, open space and most relevant to this proposal is residential. 1 aa

satisfied that the development is in accordance with the 21 zoning objective.

11.3.3. As reported by the Planning Authority, and also in a number oe.
third-party submissions, part of the site is zoned 29 for open space uses.\pX
is proposed as part of the access to the site and no residential deve&M&B
place on these lands. The existing access to the gym is mostlyZr8d 4/ith part
of the north eastern section of the access road zoned 29. 1 havb concern about

the use of these small section of 29 lands to facilitate the devetopmMhis section

of the 29 zoned land does not provide any useful a@ity & present and any

potential loss of amenity would be compensate&y thRav+)n of open space on

site. The Planning Authority did not opposp the inclusior® this land into the

application area.

11.3.4. It is national and loc3J policyB]naximise the use of available lands and

in established urban areas. TB sR.zoned for residential use, the site is currently

unused having previously had a sporting function and the area is predominately

characterised by residAl}Arent. I therefore consider that the proposed

development is acltep&le in Aciae.

11.3.5. npRa+88 apartment units provides for a density of 166.4

units perkMNa relatively high residential density. The site is located in

an eUAburLy) 11#rea, where public transport is available and where community/

soc# recreaN I infrastructure is within walking distance. Whilst the principle of

IEy\e ,Era accepted to be in accordance with the 21 zoning objective, and is in

g/FdI=with local/ national policy, the impact on the adjoining area is considered

\A thIS report

B 1.3.6. Conclusion on Section 11.3: The site is suitably zoned for residential

development and the proposal would see the provision of 208 residential units on a

greenfield site in an established urban area, where public transport is available.
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Considering the zoning of the site and nature of the proposed development, there is

no reason to recommend a refusal to the Board.

11.4. Development Height

11 .4.1. The issue of height was one of the main issues of concern raised in tU

third-party observations and by the elected members of the South-East Area

Committee. From the site visit, it was apparent that the surrounding area, Kidage
and Terenure, is characterised by two-storey/ low rise buildings. The issu+Lvisual

impact and residential impact is considered further in this report. The+epHAas
also considered that the issue of height is a material contraventi#suNi thi=s

also further considered in this report.
AL

X

11.4.2. Section 3.2 – 'Development Management Criteria’ of the 'Urban

Development and Building Heights – Guidelines for F&ninMhoXes’, December

2018, sets out a number of considerations for dgeloprrA Ah increased heights.

11 .4.3.

table:
In the interest of convenience, I have settVe out in the following

11 .4.4. At the scale of the &\ ant ciM>wn

Criteria

The site is well serve#§ublic

transport with higkaNgty,

frequent seMancN£mtks to
other modes of public transport.

Response

Public transport is available in the form of

Dublin Bus Routes 9, 15A and 54A, with

bus stops less than 400 m from the site.

Route 9 operates on an off-peak frequency

of every 12 minutes, route 15A every 20

minutes and route 54A every 30 minutes.

There are therefore approximately ten

buses an hour within 400 m of the site. In

addition, routes 83/83A provide a

combined service every 12 minutes off

peak from Stannaway Avenue. Go-

Ahead routes 17/1 7D provides a service
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every 20 minutes connecting a range of

locations in the south suburbs including

Blackrock, UCD, Dundrum, Crumlin and

Rialto.

• No protected views, Architectural

Conservation Area (ACA), or otU
architectural/ visual sensitives\pN
this site. The developmeUd
located within a landscape character

area worthy ofJErticBr protection.

• Verified Views and photomontages

have be&bepared by 3D Design

Bur Xn SLN?rtRf the application.

e Agi® capdesign Rationale has

been prepared by DFL7\

e BHKscape and Visual Impact

Assessment has been prepared by

AECOM

Development proposals

incorporating

increased building height, including

proposals within architecturally

sensitive areas, should successfully

integrate into/ enhance the

character and public realm of the

area, having regard to topography,

its cultural context, setting of key

landmarks, protection of key view.

Such development proposals shall

undertake a landscape and visu4

assessment, by a suitably A
practitioner such as ana
landscape architect.

On larger urban redevelopment

sites, proposed developments

should make a positive contribution

to gce-mambincorporating new

BtrqXBnd public spaces, using

Fss II D and height to achieve the

Ved densities but with sufficient

variety in scale and form to respond

to the scale of adjoining

developments and create visual

interest in the streetscape.

• The site is set back from the public

street and does not directly adjoin any

street. A strong elevation witl face onto

an existing surface car park area which

will be supported by suitable

landscaping .

The buildings are staggered

downwards where they

An Architectural Design Rationale by

BKD Architects has been submitted in

support of the development.

•

•
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At the scale of district/ neighbourhood/ street

Response

• The development will provide for strong

frontages to the southern sides of

Blocks 01 to 03 and to the western side*

of Block 05

Criteria

The proposal responds to its overall

natural and built environment and

makes a positive contribution to the

urban neighbourhood and

streetscape

The proposal is not monolithic and

avoids long, uninterrupted walls of

building in the form of slab blocks

with materials / building fabric well

considered .

+ Five separate blocks are4RpoBbnd
the blocks are stagg@ed having regard

to the established c&'ter of the area.

e The design inm£NlIRiculation
of fenest&n a*hd detaBlg that ensure

that +LmasX1 oRhe blocks are

suitably broken UP to ensure that it is

Dot m&hic.

The proposal enhances the urba ql e nKgn provides for a suitable

design context for public spAN residential development in this area of

key thoroughfares andA\ predominately two-storey houses.

waterway/ marine fro+ge, t4 ka Open space is provided on site and

enabling additio©®l ht id which is proposed to be accessible to

developmerforD to be favourably public use.

cons®NLiQl jenhancing a e The 'Planning System and Flood Risk

se4of scaNId enclosure while Management – Guidelines for Planning

BeiLNIUlith the requirements Authorities’ ( 2009) are complied with,

1#h£’lanning System and Flood I and a Site-Specific Flood Risk

Management – Guidelines for Assessment has been prepared by

Flanning Authorities” (2009). B MCE Engineering

The proposal makes a positive

contribution to the improvement of

• Improved legibility is provided in the

form of strong elevations.
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legibility through the site or wider

urban area within which the

development is situated and

integrates in a cohesive manner.

The proposal positively contributes

to the mix of uses and/ or building/

dwelling typologies available in the

neighbourhood .

• The proposed development will provigd

for a mix of one and two-bedroom

apartment units. The area is

characterised by houses kt ad

generally family sizens and

therefore the development will increase

1 mbs
At the scale of the site/ building

Criteria

The form, massing and height of

proposed developments should be

carefully modulated so as to

maximise access to naturaldHi@
ventilation and views a114jrNi.e

o s of INI

Appropriate and reasonable reg;ard

should be taken of quantitative

perfoAr NWroJIes to daylight

pr fs on OLWlngUides IIke the

buiT\March Establishment’s

Fe yyout Planning for Daylight

VL nlight’ (2nd edition) or BS

8206-2: 2008 – 'Lighting for

Buildings – Part 2: Code of Practice

for Daylighting’.

Respo+
© #e developr#It is in the form of five

blocks with staggered heights. This

Mr good access to natural light

and reduces the potential for

overshadowing .

• The applicant has engaged the services

of IN2 to prepare a Daylight and

Sunlight Analysis, and which is included

with the application.
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Where a proposal may not be able

to fully meet all the requirements of

the daylight provisions above, this

has been clearly identified and a

rationale for any alternative,

compensatory design solutions has

been set out, in respect of which the

Board has applied its discretion,

having regard to local factors

including specific site constraints

and the balancing of that

assessment against the desirability

of achieving wider planning

objectives. Such objectives might

include securing comprehensive

urban regeneration and or an

effective urban design and

streetscape solution .
11 .4.5. Specific Assessment

• As above.

A

[
IIE E

Criteria

To suppolt &aIs at some or all

of th91BM, sa\c
as4sment\N be required and

B;eSh#ude. SpecifIC impact

asses%lent of the micro-climatic

effects such as downdraft. Such

Lssessments shall include

measures to avoid/ mitigate such

micro-climatic effects and, where

appropriate, shall include an

Response
e Daylight and Overshadowing analysis

have been submitted and demonstrate

compliance with standards, as

applicable.

• IN2 have been engaged to provide a

Microclimate Wind Analysis and

Pedestrian Comfort Report, and no

issues of concern are raised.
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assessment of the cumulative

micro-climatic effects where taller

buildings are clustered.

In development locations in

proximity to sensitive bird and / or

bat areas, proposed developments

need to consider the potential

interaction of the building location,

building materials and artificial

lighting to impact flight lines and / or

collision

• An Ecological Impact Assessment

(EcIA) and an Appropriate Assessment?

Screening Report have been suq#e i

in support of the application aU/NI
fully consider the impact !Whe

development on birdabN
In summary, no bat roosts or significant

foraging was found on sitMing the

surveys .

•

An assessment that the proposal

allows for the retention of important

telecommunication channels, suc&

as microwave links

An assessment that thAe lposal
r aUoP

An urban des© NeW
including, afppJ priate, impact on
the historic built environment.

• AXlil#torey nature of the

development.

N/A Due to six storey nature of the

development.

Included with the application is An

Architectural Design Rationale,

prepared BKD Architects and which

demonstrates how the development will

integrate into its surroundings.

• SEA and EIA not required/ applicable

due to the scale of the development.

• EcIA and AA screening report are

submitted with the application.
11 .4.6.

#evarmlvironmentat assessment

Vements, including SEA, EIA,

iAA and Ecological Impact

Assessment, as appropriate.
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11 .4.7. The above table demonstrates that the development complies with

Section 3.2 of the 'Urban Development and Building Height’ guidelines and that the

criteria are suitably incorporated into the development proposal. Many of the issues

identified in the table are assessed in greater depth in the following sections of my

report. As the development does not comply with the maximum heights as outlined

in the Dublin city Development Plan, it is therefore considered that SPPR 3 appl&g
as follows:

'It is a specific planning policy requirement that where;

(A) 1. an applicant for planning permission sets out how a develop@ent proposal

complies with the criteria above; and

2. the assessment of the planning authority concurs, takir@,ount of the wider

strategic and national policy parameters set out in th%Nati®al Planning Framework

and these guidelines;

then the planning authority may approve saHaQvelopmej even where specific

objectives of the relevant development plan or local area plan may indicate

otherwise’ .

11.4.8. National and locAgNJo provide for increased heights and density

on sites that can be demonstrated to be suitable for such development. The above

table includes appropriate consider$@)ns for such development. A number of the

third-party submis+ps\?te thahis development results in the introduction of a

six-storey dev91pnNHU£ea defined by two/ three storey houses. The

proposed qevelopmqN)rovide for a mix of apartment types in an area where

there }I ,a requ{(em.d)r such housing types/ mix of residential unit types.

11.4.9, The issue of Material Contravention is considered further in this report

under Section 1 1.14.

11.4.1 a CE Report Comments: The Planning Authority, through the CE

Report, have no objection to the increase in height and consider it appropriate

&ving regard to the provision of additional residential units into this established
area

11.4.11. Conclusion on Section 11.4: The proposed development

contravenes the Dublin City Development Plan in terms of exceeding the maximum
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perrnitted height for a development in an area designated as 'Low Rise’, 'Outer City’

location. I am satisfied that proposed development demonstrates that it complies

with the criteria set out in Section 3.2 of the 'Urban Development and Building

Height’ guidelines and recommend that the Board grant permission for the

development having regard to SPR 3, in addition to NP013 and 35 – which seek to

improve urban areas through suitable regeneration and increased densities/ heal$
The issue of Material Contravention is considered later under Section 11.14 Mis
report

11.5. Design and Layout

11.5.1. As already reported, the site is located on lands tUledH
are suitable for residential development. The focus is th&Jo i ate such a

development into the existing established urban are& in tl® case Kimmage Road

West and the existing Terenure and Kirnmage ajeas.

11.5.2. The proposed layout is constpined by the g&elopment site which is

almost 'L’ shaped. Three detached blocks of apartments separated by communal

open space are located on the east-wes& n M the gym car park. The other
two blocks are located to the eastkg north south axis and these blocks are

attached, with block 05 to th&h, staggered forwards towards the west/ the

access road. CommurAIN Mrovided to the west and east of the site and

an area of public ope+paceR?raded to the south, just to the north of the former

two-storey art gallery building.

11.5.3. Chave already commented on the access road to the site, which comes

in from je south an©Jns between Blocks 03 and 04/ 05 and the access route

proceeds to the west and to the east. The section to the west terminates adjacent to

Pre\ar pa+ng spaces. That to the east turns and heads south, where is

t#nmmjacent to a secure bicycle storage area.

v Blocks 01 to 03 are six storeys to their south, block 01 drops to four

ktorey and Blocks 02 and 03 drop to five storeys and then four storeys to their north.

'Block 05 is five storeys throughout and Block 04 is most five storeys, dropping to

four storeys to the north. The northern elevation of Blocks 01 to 04 form a uniform

building line and the northern elevations are all four storeys.
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11.5.5. Car parking is undercroft for Blocks 01 to 03 and provides for a total of

66 spaces. Three additional spaces are located to the west of the site and the

remaining spaces are located to the east of Block 03, west of Block 04 and to the

east of the access road to the east of Block 04. Bicycle parking is provided

throughout the site and within the apartment blocks in secure locations.

11.5.6, CE Report comments: The Planning Authority raised no partic]#
concerns in respect of the layout/ design of the development, except to re161rV
that Block 04 and 05 be separated so as to break UP the bulk and ma£?ingBE;
section of the development.

11.5.7. 1 note these comments, however I am satisfied that the;*@sigrb@
aspect of the development is acceptable. The staggered &g tta) blocks

and their overall design ensures that they are not mo&olithW6 submitted

photomontages do not give rise to any concern hr relaNoX? aspect of the

development. This issue will be consideredWN, this]port in relation to how

the development impacts on existing resi(©ntial amenity.

11.5.8. Conclusion on Section 11.&le@#6sed design is considered to

be acceptable for this location. Th&e is constrained by the available site layout

and the applicant has proposa1 suitable scale and density of development on this

site. There is no easo!#commendLfusal of permission to the Board in terms

of the proposed desig+nd IaAF.

11.6. Visual Impact

11.6.1. *. ~* The Architectural Design Rationale describes the elevational treatment

of th€builcN8TI which are to consist of a mix of buff coloured brick and

Mt MIng p4 ;own and off-white coloured self-finished render panels. Additional

§r©IMA/ill be provided to provide for detail in the elevational treatments. The

PlanraAuthority have recommended that the rendered areas be replaced with

briMnd I would agree with them on this, as it would ensure the long-term

jppearance of these buildings is consistent and reduces a need for maintenance.

The balcony structure and balustrades are to be painted metal and this is

acceptable. Final details on the external treatment can be agreed with the Planning

Authority by way of condition.
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11.6.2. As already reported, the area is characterised by two storey houses

and the proposed development will introduce buildings up to six storeys/ 21.1 m in

height. The applicant has submitted a number of documents in support of the

proposed development and with particular reference to the issue of height as follows:

• Architectural Design Rationale by BKD Architects

• CGI, Aerial & Verified Views by 3D Design Bureau

• Townscape & Visual Impact Assessment by Aecom

The submitted documents in conjunction with the submitted elevatio KaM
contiguous elevational drawings, clearly demonstrate what the+R\ iN{will be

on the character of the area

11 .6.3. The primary view that the public will have is from the Kimmage Road

West and considering that the development is over \n Ve north of the public

road, the visual impact will be minimal. The de&meN slleened by the existing

houses along this road and the views thaIbAab#Ie, would not be

significant. The visual impact from the A, from the Lorcan O’Toole GAA ground,

are not adversely significant. Th@her inVews from the public realm,

submitted in the CGI, Aerial 8811,EriN/iews, do not give rise for concern as the

development will form part of the back© to the established urban area. Whilst the

development will significantly change the visual impact to the north and east of the

gym, I would sugqLst & this auld be an improvement over the current situation.

11 .6.4. #-acXpt that the proposed development will have a significant

impact oW%laty of those who live to the north and east of the proposed

deve#NhUact of the development on their residential amenity will be

qon+ered laLa this report.

/IBVhe applicant has attempted to reduce the visual impact by staggering

the h©ts of the development such that the units addressing the northern boundary

are fodr storeys in height. The minimum separation distance indicated is between

Phe north eastern corner of Block 03 and number 120 on Captain’s Road and which
is 26.89 m and 25 m between the northern elevation of Block 04 and 108 on

Captain’s Road. The standard separation distance between units is 22 m and this is

achieved in most cases. Where it is not achieved, and as noted in the third-party

ABP-313043-22 Inspector’s Report Page 54 of 131



submissions, is when houses have been extended to the rear. I note this, however

the standard is generally applied to the original house and not the extended unit. It

is generally accepted that an extension to a house should not impact on adjoining

properties. The building of part of a house closer to its boundary does open it to the

possibility of negative impact in the future, especially where it adjoins land suitable

for development. The elevation that faces directly to the north has a maxirnurn

height of 14.225 m (Block 02) and this is below the maximum of 16 m.

11.6.6. Blocks 04 and 05 are five storeys and the separation to the NEW
the east is at least 28 m. I note that some of the houses in Brookfiel AreA.
dormers, effectively making them three storey units. Block 05 hpgr®o roif

parapet height of 16 m, and this is in accordance with the maxiMtXthe
Dublin city Development Plan. Additional plant on the roof brings thaht to 17.35

m, though this plant is set back towards the centre lilkof tMWand will not be

easily visible from adjoining houses. SeparatiorWsta&to\e houses on Park

Crescent to the west of the site, reduce to maN of 2& m, however the

proposed apartments do not directly face opposite these houses. An area of public

open space provides a buffer between the\in a-and the houses.

11.6.7. The applicant haueRa to existing trees along the boundary of the

site that provide for screening between the development and the adjoining houses. I

agree with the third paMhat this treeline is relatively weak, and I would not be

relying on it as a sq9n&orm ofjre;ning. The provision of additional, suitable trees

along the bouQ&w as part a landscaping plan may be of benefit in this case.

11.6.8. A UXmments: As already reported, the Planning Authority

raised no particulacerns in respect of the visual impact of the development,

except to recoNnd that Block 04 and 05 be separated so as to break UP the bulk

AdM this section of the development. I have no objection to this element

of the development.ILt iI
11 .6.9. Conclusion on Section 11.6:

11 .6.10. The separation distance between the proposed development and the

existing houses to the north and east is considered to be acceptable. All elevations

facing existing houses are below the Dublin City Council specified height of 16 m.
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Whilst the overall units are greater than 16 m (21.2 m to top of plant in block 03), the

staggered heights of the development ensure that visual amenity is protected.

11 .6.11. The proposed units are considered to be visually acceptable and will

integrate into this established urban area. There is no reason to recommend a

refusal of permission to the Board in terms of the impact on visual amenity.

11.7. Residential Amenity – Future Occupants

11.7.1. Unit Mix: A total of l04 one-bedroom units and l04 two-bed& N
are proposed. This unit mix is considered to be acceptable. A num&A
party submissions referred to the lack of family/ larger sized apFeUl \whilst
this is correct, it is considered that as the adjoining area cqosist%rimarily of family

sized homes, the proposed development provides for on a and two bed&m units,

which are not easily available in this area.

11 .7.2. Quality of Units – Floor Area:A'Housing Qyjity Assessment’ prepared

by BKD Architects has been submitted wFheApEation and this provides a

detailed breakdown of each of the proposXap alt units. All units exceed the

minimum required floor areas, wit&0 units (52.9%) providing for over 1 10% of the

required minimum floor area& proposed apartments are considered to be

acceptable and demon9nkN ]iance with SPPR 3 of the 'Sustainable Urban

Housing: Design Stangrds fNjeahpartments Guidelines for Planning Authorities’.

11.7.3. 4xNkVIe-bedroom units, Types A1 .1 to A1 .4 and A2.1 &

A2.6, A2.6 aCprovided with storage in the form of a utility room and as part of the

bedroom space. This is considered to be acceptable having regard to the layout of

the bedroorrNLe%iroom will be able to be provided with standard furniture such

+ a\BrdrobjeE. in addition to the storage for the unit. A similar arrangement is

’prI&aMome of the two-bedroom units, Types B1.1 to B1.3 and B2.3 to B2.9,

and a+h this is considered to be acceptable.

11.74. A total of 1 10 units (52.9%) are dual aspect units and there are no

horth facing only units. The proposed floor to ceiling heights is 2.4 m except ground

floor units which are 2.725 m in height. This is in accordance with SPPR 5 of the

'Sustainable Urban Housing: Design Standards for New Apartments Guidelines for

Planning Authorities’. Blocks 01 to 03 are each provided with a single lift core, and
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which serve a maximum of 1 0 apartments per floor. Blocks 04 and 05 are provided

with shared floor corridors and each block has a single lift, with 14 units per floor, the

lift provision is adequate here. The provision of lifts per floor is in compliance with

SPPR 6 of the 'Sustainable Urban Housing: Design Standards for New Apartments

Guidelines for Planning Authorities’.

11.7.5. Conclusion on Sections 11.7.1 - 11.7.4: The proposed develoy+nT

provides for an adequate mix of unit types. The area consists predominatelb<

family sized homes and the development provides for a mix of one- and t&
bedroom units, thereby improving the mix of housing types in the ardCTIAJJ
layout of these units is acceptable and complies with recommeMre&uirM
There is no reason to recommend a refusal of permission to theVin tba
the unit mix and internal floor area quality.

11 .7.6. Quality of Units – Amenity Space: AI unA1,e hvided with adequate

private amenity space in the form of balcon©gN1.upper floor units/ terraced

areas for the ground floor units. Access is f@bhe li\Moom area for all units. I

note that the private amenity space for UrNyp a’to B2.7, extends across the

front of both bedrooms, this may r&Ice theIN% value of these spaces, but that

is an issue for future occupie® consider. All balconies have at least 1.5 m depth.

11.7.7. The appli Was propos Ia total of 1 ,261 sq m of public open space

and a total of 1 ,619_sql of coXurEI open space. The communal open space is

accessible to aU[NNdthe Dublin city Council Parks Department do not

intend taking th’6 open space in charge and having regard to the location of the

development/ open space, it is likely that all areas of open space will only be used by

the residentsNiMposed development. The Landscape Plan prepared by

J+r&Foley) Bndscape Architects is considered to be of a suitably high quality to

sery©tBUe residents of this development.

11.7,#’ I am satisfied that the developer has proposed an adequate area of

k>erTspace on site that would function as an amenity area for the local community.

#his will be appropriately overlooked ensuring passive surveillance and the space

also functions as a buffer between the proposed apartments and the existing houses

adjacent to the site.

ABP-313043-22 Inspector’s Report Page 57 of 131



11.7.9. Conclusion on Sections 11.7.6 – 1 1.7.8: The proposed development

provides for adequate private, communal, and public open space areas. There is no

reason to recommend a refusal of permission to the Board in terms of the quality of

the amenity spaces.

11 .7.10. Daylight and Sunlight: The applicant has engaged the services oa IS

to assess the impact of the development on daylight and sunlight and a 'DayJZara
Sunlight Analysis has been submitted in support of the application. This eMt
has been prepared based on best practice guidance set out in the folewing.
documents: r\

\- IS
LL IA

• Site Layout Planning for Daylight and Sunlight: A Guide to (%ic7BRE,
2011 (BR209).

• BS8206 Part 2:2008, Lighting for Buildings, Cod&Practice for Daylighting.

• BS EN 17307:2018 – Daylight in Buildings –XIsh Sta@d
• IS EN 17037: 2018 – Irish Standard

• Sustainable Urban Housing: Design S&rds for New Apartments (December

2020)
-\

JHbLlq,

an - Hq#

• Dublin City DevelopmentPlan%eL@ 2022

The submitted assess ant LNl rta( a number of tests and these are detailed in the

following section A,libport.

11 .7.11. Site Sunlight and Shading: The submitted analysis includes an

assessment of the communal open space and public open space areas. The BRE

requiremenNIaMinimum of 50% of the amenity space shall receive two or

Ji}o&Jours o£sXlight on the 21“ of March. The submitted analysis demonstrates

Th#FMequirement is met and exceeded at greater than 81% for all amenity

areas+he public open space area to the south is predicted to receive at least two

hour/sunlight for 100% of the relevant area. The proposed areas of open space will

be provided with adequate daylight and sunlight in accordance with the BRE

requirements.

11.7.12. Daylight Analysis: From the information provided in the 'Daylight

Analysis’, I am satisfied that the target Average Daylight Factor’s (ADF) are
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appropriate and are generally compliant. Table 2 of BS8208 Part 2:2008, provides

the following minimum Average Daylight Factor (ADF)

• Bedrooms 1%

• Living Rooms 1.5%

• Kitchens 2%

11.7.13. The guidelines recommend that in the case of rooms that serv4or9
than one function, the higher of the two minimum ADFs should be demon&,el
The proposed apartments provide for floor plans in which the kitcher&jr5m
dining areas are effectively the one room and I accept that the Fa HNmay iot
be achieved for the kitchen area in all cases.

11 .7.14. The submitted analysis provides full details of the AveraH)aylight

Factors (ADFs) and a breakdown of the achieved re& for all units. In summary,

out of 520 rooms that were assessed, 467 or 9cKc emMa& compliance with the

advisory minimums. Of the 53 rooms thatnLNalvisory minimums, the

majority of these would achieve adequat4velsXo kylight amenity. In the case of

spaces that do not achieve the 2%/DF taN, suitable compensatory measures

have been provided.

11 .7.15. Those unitsjat are belo©/, for Kitchen/ Living/ Dining and below 1 .0

for Bedroom spaces, i#ideBRMIng:
Block Floor lb

hIm -

kitThen

Kitchen/

Living/

Dining

Bedroom 1 1 Bedroom 2

1

q

I
1

1

1

1

dNbc; All meet the requirements

F4t e 1.4

1.7

2.1

2.4

2.9

2.0

Second

Third

216 (1 Bed) 1.2 (-0.8)

353 (1 Bed)

418 1 Bed)

1.3 (-0.7)

Fourth

Fifth

Ground

1.5 (-0.5)

477 (1 Bed)

0.16 (1 Bed)

1.6 (-0.4)

1.9 (-0.1)
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2

2

2

2

2

2

2

2

2

2

3

3

3

3

3

3

3

3

3.

4

4

4

Ground

Ground

First

First

First

Second

Second

Third

Fourth

Fifth

16 (2 Bed)

18 (2 Bed)

123 (2 Bed)

130 (1 Bed)

1

2

2

e

All meet the requirements

1.4 (-0.6&

1.5 (-0.5)

1.9 (-0.9)

1,4 (-0.6)

2.1

1.5

1.2

122: 0.9 (-0.1)

131 : 0.8 (0.2)

132: 0.7 (0.3)

1.2

236: o.9H)
1.4

17: 0.5 (-0.5)

1.4

1.7

2j

b2

486 (1 Bed) SR

Ground

First

First

First

Secor+

qncd
Third

FQnh

4th

30 (2 Bed)

loo (2 Bed

142 (1 Bed)

140 (1 Bed)

204 (2 Bed)

244 (1 Bed)

3

All meet the requirements

11 in
T5 (a
Rl

2.5

1.6

141: 0.9 (-0.1)

0.7 (-0.3)

2.8

2.7

3.0

3.3

1.6 (-0.4)

1.7 (-0.3)

2.0 243: 0.9 (-0.1)

2.1

All meet the requirements

r

r

r

1.4 (-0.6)

1.6 (-0.4)

1.6 (-0.4)

2.2

2.9

2.9
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4

4

4

4

4

4

4

4

4

4

4

4

4

4

5

5

5

5

5

5.

d
5

5

5

Ground

Ground

First

First

First

First

Second

Second

Second

Third

Third

Third

Fourth

Fourth

40 (2 Bed)

53 (2 Bed)

154 (1 Bed)

156 (1 Bed)

147 (2 Bed)

160 (2 Bed)

258 (1 Bed)

260 (1 Bed)

264 (2 Bed)

291 (1 Bed)

293 (1 Bed)

297 (2 Bed)

513 (1 Bed)

e

(-0.2)

(-0.7)

(-0.6)

(-0.6)

(-0.3)

(-0.7)

1.7 (-0.3)

(-0.3)

(-0.3)

1.7 (-0.3)

1.8 (-0.2),

\Bn
41 9.2)

1.8 (-0.2)

1.1

1.4

2.5

2.6

1.1

1.3

3.1

3.1

1.6J

3.1

q
a
3.2

3.3

1.3

1.6

1.3

IB

12

2.4

Ground

Ground

FKt

bt
svnd
#cond

Third

Third

Fourth

Fourth

59 (1 Bed)

61 (1 Bed)

166 (1 Bed)

e

270 (1 Bed)

272 (1 Bed)

303 (1 Bed)

305 (1 Bed)

525 (1 Bed)

527 (1 Bed)

1.7 (-0.3)

1.5 (-0.5)

1.5 (-0.5)

1.3 (-0.7)

1.8 (-0.2)

1.6 (-0.4)

1.8 (-0.2)

1.7 (-0.3)

1.9 (-0.1)

1.8 (-0.5)

2.7

3.0

2.4

2.6

2.8

3.1

2.9

3.2

3.0

3.4
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11 .7.16. The submitted IN2 report clearly indicates which units are below

standard and a list of specific compensatory measures are proposed. These include

a floor area greater than the minimum required, a larger area of private amenity

space, the aspect of the unit and availability of communal open space. It a

\/\
11.7.17. The submitted details are noted and I will make specific corKeR on
each block as follows:

• Block 1: in this block, the units that are below standard are located to the eastern

side and it is due to the location of the balcony serving the u%tRove
that is the problem. It is noticeable that where a kitchAkroa not

provided with the recommended ADF, the adjoinKbe41/aly exceeds its

requirements.

e Block 2: The ground floor units receiv9nUWc lue to the layout of the

private amenity space and the proxi# of the units to the entrance lobby. Upper

floors are affected by the layoujand IoNo of the balconies that serve these
units.

e Block 3: Units are aga affected b& location and design of the balcony
areas.

© Block 4: Units +aNd ed by the location and design of the balcony areas.

e Block 5: + proposed units are again affected by the location and design of the

balcony areas.

11.7.18. Napplicant states that 90% of units meet the requirements of the

+’)FVls n©)ossible to easily remedy the issues with the units that fall below

B&nt figure. The provision of larger balconies results in a corresponding

reduc©r in daylight entering the units. I have concern about units no.112, 216, 353

I BITck 1, units no. 123 and 486 – Block 2, 51, 53, 154, 160 – Block 4 and 168 in

btock 5 as these units do not meet the recommended 1.5 ADF for a living/ dining

room space, let alone the 2.0 ADF for a kitchen. In all cases where the ADF is less

than 1.5% for kitchen/ dining/ living space, the ADF is over 1 for the bedrooms
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indicating that the layout/ balcony is the issue rather than the orientation of the

building.

11.7.19. 1 assume that it is not possible to switch bedrooms and kitchens

around in order to achieve the higher figure that is indicated. The layout of the

building is dependent on structural requirements and the provision of services to

each of the units. Whilst the Board may wish to reconfigure the layout, this man;
be feasible for the reasons outlined. The provision of angled windows could arole
the availability of daylight but would reduce the useability of the balcony sleeK
unacceptable level.

11.7.20. CE Report Comments: Note that a Daylight and Sunlight analysis

have been submitted in accordance with Section 16.10.1 We mr
Development Plan.

11.7.21. Conclusion on Daylight and Sunlight Assessments: I have had

appropriate and reasonable regard of quantitati&?rformance approaches to

daylight provision, as outlined in the BRE mbAding for Daylight and

Sunlight’ (2nd edition) and BS 8206-2: 20 k– 'Lighting for Buildings – Part 2: Code

of Practice for Daylighting’. The pruosed cVent is restricted by its orientation

and by the existing site size/ lgl£UL \n satisfied that the design and layout of the

scheme has been fully considered alongside relevant sunlight and daylighting

factors. The standards achieved, when considering all site factors and the

requirement to sew \npreh3sive urban development of this accessible and

serviced site UP a\laMMy area, in accordance with national policy guidance,

are in my w)iUnle and will result in an acceptable level of residential

amenity for future occupants of this development. Overall, I am satisfied that the

proposed devNnent will provide for good daylight and sunlight to the proposed
PItS

U2a+ I have taken account of compensatory measures provided as part of

the development such as the provision of balconies which are provided with good

&nlight amenity, good, landscaped areas, good internal floor space, and the location

bf the site provides for a good range of services/ amenities. These compensatory

measures are considered to be sufficient in this instance.
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11.7.23. Childcare Provision: The proposed development provides for a total

of 208 residential units; however all are either one or bedroom units. In support of

the application, a Childcare Assessment has been prepared by McGill Planning.

Reference is made to the Sustainable Urban Housing: Design Standards for New

Apartments, 2020 which state that 'One-bedroom or studio type units should not

generally be considered to contribute to a requirement for any childcare provisi%

and subject to location, this may also apply in part or whole, to units with tw/mgB
bedrooms’

11 .7.24. The applicant through their report has assessed the n+LfoJAa8
based on the following :

2001 Childcare 1 2020 Apartment A 202®)artment
Guidelines I Guidelines – withJut 1 GuiMIFies – without 1

beds + Vba and only 50% of
2 beds

Number of

Units

208 104

28

52

14a

capacity for 20
children for

every 75 units

11 .7.25. #e demand for childcare from this development is considered to be

very low.J,hUns identified 20 existing facilities within 1 km of the subject

site. ANertq1/at all these are operating, but the estimated capacity is 339

chil{are spa£Nvith existing vacancies for 8 children. Demand generated from this

ev9be a likely to be less than 8 as indicated in Figure 6 of the Applicant’s

uP?It

11.7.26. CE Report Comments: Note that no childcare provision is to be made

Ind that there is capacity in the area to accommodate the potential demand from this

development. The Planning Authority agree with the applicant’s report and that there

is no need for a standalone facility considering the number of one- and two-bedroom

units that are proposed.
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11.7.27. Conclusion on Childcare Provision: The proposed development

provides for one- and two-bedroom units and the likely demand for childcare has

been demonstrated to be very low, I agree with this conclusion and there is no need

for a facility on this site

11.7.28. Conclusion on Residential Amenity: Overall the proposed

development will provide for a high quality of residential amenity in this establish@

urban area. Room sizes and amenity spaces are of a good standard. The sa
restricted by its urban location and the site layout, but the proposed scher4Lwl

provide for a suitable development of this serviced urban site. The dw.elopn[
complies with the requirements of National and Local policies.

11.8. Residential Amenity – Existing/ Adjacent Residents

11.8.1. Existing Site: The redevelopment of an infill/greenfield s#within an

established urban setting will give rise to a level of n&nceV’ disturbance to

residents, especially during the construction phak I nN111+the comments made

in the observations in this regard, howeverAbdt any form of

development of a site of this scale and located in such an area will give rise to some

temporary nuisance and this has tQ.be weighed up ad"ainst the long-term impact of

the development of this site.

11.8.2. A Construct a Manager&Ian will be put in place prior to the

commencement of development. Access to the site is via the existing access

serving the Ben DwJebm, mBning any impact from construction traffic would be

limited than w+b&aKa construction road/ access was required to serve
the site.

\\ BPh \yI#and Sunlight: The impact of the development on adjoining

properties is considered in the Daylight & Sunlight Analysis prepared by IN2.

al#'.Vaylight: The Vertical Sky Component (’vsc) is a measure of how

much act daylight a window is likely to receive. The Vertical Sky Component is

des-e#lbed as the ratio of the direct sky illuminance falling on the vertical wall at a

$ference point, to the simultaneous horizontal illuminance under an unobstructed

sky. A new development may impact on an existing building, and this is the case if

the Vertical Sky Component measured at the centre of an existing main window is

less than 27%, and less than 0.8 (20%) times its former value.

L b B
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11.8.5. The applicant has assessed the potential impact on Park Crescent to

the west, Captain’s Road to the north, and Brookfield Green and Brookfield to the

east. The assessment has excluded any existing trees in accordance with the BRE

Guidelines.

11.8.6. The analysis of the above listed units found that only window 163 in a
Park Crescent demonstrated a reduction below 27% and below 80% of the cu©t
figure. The vsc at this address will reduce to 25.6% which is only margina4ebp
the 27% standard, 77% of the existing figure. I note that there are maturNR
adjacent to the boundary of this house and the actual impact is likely+bAn
that calculated .

11.8.7. Sunlight: The Annual Probable Sunlight Hc&pH)#ssment
indicates what the impact of a development would b&on tN#light received by

existing units. Only south facing windows are c2nsidNbin\s assessment, in

accordance with BRE guidance. AccordingTNiE gSlance a dwelling/ or a

non-domestic building which has a particmLauKr sunlight, Will appear

reasonably sunlit if:

• At least one main window wall faces within 90' of due south and

• The centre of at least one O)w to a main living room can receive 25% annual

probable sunlight hou naNt lat 5% of annual probable sunlight hours in

winter months (the wi&r period is?onsidered to fall between the 21st of September

and the 21 st owNF
Further to tfthe BRE advise that the sunlighting of existing dwellings may be

adver©NM ije centre of the window in question:

• Receives INan 25% of annual probable sunlight hours, or less than 5% of

Fn\probJle sunlight hours between the 21 st of September and the 21 st of

Mahal
qM es less than o.8 times its former sunlight hours during either period and

} Has a reduction in sunlight received over the whole year greater than 4% of annual

probable sunlight hours.

11.8.8. The results are provided in section 5.4 of the submitted report and only

31 Park Crescent, window 162 demonstrates an APSH below 80%, in this case to be
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77%. As reported by the applicant, the VSC for this unit is deemed to pass, and

again the presence of existing mature trees has been excluded from the calculations.

11.8.9. As already referred to, the submitted 'Assessment of Daylight Levels’

prepared by BPG3, considers the impacts on daylight/ sunlight provision and the

potential for overshadowing of adjoining properties and details are provided in

Appendix F of the submitted report. Any reduction in daylight is not going to bed

evident to the residents of this property.

11.8.10. Shadow Analysis: Shadow Diagrams have been prepared/ included in

the analysis. These are prepared for the 21st of March, June, andjeVJ
hourly intervals from 8.00 hours to 17.00 hours.

&b

LJ\=\
11.8.11. The submitted details give no rise for concA1,he prBl #amenity
space associated with the neighbouring units will rec9IIve a+ast two hours of

sunlight on the 21st of March. Shadowing will be evidNJ tXlate evening for

March, just before sunset, but clearly the impactNJ this])uR be marginal.

11 .8.12. The submitted details are ndnlhD-MMaitabte information, all

residential units will continue to receive goXdaW+nd the proposed development

will not result in a reduction of resiihial amiRW to an unacceptable level. Overall,

the assessment indicates tha+d compliance with BRE guidance is achieved.

11.8.13. Conclusi don sunlight/ cLylight impacts to neighbouring

properties: it is nqed kat theNjs -FFely to be instances where judgement and

balance of conjs kNIN11/To this end, I have used the Guidance documents

referred to in the Ministerial Guidelines and within the Dublin City Development Plan

2016 - 2092 to assist me in identifying where potential issues/impacts may arise and

to consider whether such potential impacts are reasonable, having regard to the

adb)rovid riw homes within the Dublin city area, and to increase densities

withifzaKerviced and accessible sites, as well as ensuring that the potential

impaqA existing residents from such development is not significantly negative and

b r?®ated in so far as is reasonable and practical. Existing units and their private

Fmenity spaces will receive adequate sunlight, in accordance with the BRE

Guidance. I have no reason, therefore, to recommend to the Board that permission
be refused

ABP-313043-22 Inspector’s Report Page 67 of 131



11.8.14. Potential overlooking: I have already commented on the separation

distances between the proposed development and the existing units to the east,

west and north, and which are considered to be acceptable. There are no specific

restrictions set out in the current Dublin City Development Plan regarding separation

distances for taller buildings other than to ensure that residential amenity is

protected. At no point is the separation distance less than 24.5 m and this is gwr a
than the standard of 22 m between directly, opposing first floor, rear windova-ha
provision of stepped floors (four storeys to the north elevation) and desig eM
that reduce the potential for overlooking, will ensure that the privacyXtheAe;M
Captain’s Road are maintained. The extension of some of thesHuNt fiM
level is noted, however, there is a level of risk in undertaking sUM
reduced amenity would be included in such developmenq

11.8.15. The separation distances to the house& thVt and west of the

proposed development are acceptable, the mirWum Nra4n of 24.5 m is

provided between the south west corner omKJNJd 3}ark Crescent. The

houses on Park Crescent and in Brookfield/ Green are angled slightly to their

boundary and consequently to the propo&de#nent. The 22 m separation

only applies to directly opposing &bows, so the actual separation in terms of

protection of privacy is incre&by the angled nature/ layout of these existing
houses .

11 .8.16. CE Fjeplbt coma'ntln residential amenity: I note again the

comments in tIRaENl#articular issues of concern were raised in their

report, and t6y comment ,on the fact that separation distances have increased from

that proposed in pre-plbnning. Roof terraces have been omitted and are now

proposed toN HEs green roofs. The roof terraces would have given rise to

pe\bing adI potential loss of privacy.

a17= Conclusion: Overall I am satisfied that the development will not have

KM negative impact on the existing residential amenity of the area. The site is

jorId for residential development, is located in an established urban area and with

Paccess to existing services. I have no reason, therefore, to recommend to the Board

that permission be refused due to impact on the residential amenity of the existing
area
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11.9. Transportation, Traffic and Parking

11.9.1. The application is supported with a number of documents in relation to

traffic and parking as follows:

•

•

•

•

•

•

Traffic Impact Assessment – Barrett Mahony

Infrastructure Report – Barrett Mahony

DMURS Compliance Statement – Barrett Mahony

Car Park Management Strategy – Barrett Mahony

Parking Provision Report / Residential Travel Plan – Barrett Maho+

Quality Audit – Bruton Consulting Engineers

11.9.2. Traffic: The submitted reports indicate that the proposal#velopment

will not adversely impact on traffic flows in the area. Udd&1, the development will

not impact on the capacity of the Kimmage RoaaJNesNFi RaII Road signalised

T-junction nor on the Terenure Road WesvnfNoad}immage Road West/

Sundrive Road signalised crossroads; no# of the juNK are above the 5% or the

10% thresholds set out in the Traffic And \pspa+’sessment Guidelines, 2014 by

TII. Similarly, no issues arise with&increase in traffic from the existing T junction

onto the Kimmage Road WeAr serves the gym.

11.9.3. Car ParkiIANpsJdevelopment provides for a total of 100 car

parking spaces in tIle fh of 3Xxt=naI spaces, 2 external accessible spaces and

66 undercroft spaces (50 stan Wd spaces, 4 accessible spaces and 12 EV charging

spaces). Th far parking spaces will be managed by a Managing Agent/ Car Park

Manager, who will be appointed by the Management Company. The car parking

managemgntN.as set out in Section 7.o of the Car Park Management

&ath. It is)c;epted that not all residents will have access to a car parking space

’e\ a m+IFFne

11.9/ The proposed development is for 208 units and only 100 car parking

baTes are proposed. The intention is that residents will use sustainable forms of

Iransport such as walking/ cycling and the local bus services. The applicant has

indicated that they have contacted Yuko, a car share club, and they are willing to

provide two vehicles to serve the development. One such car has the potential to

replace the journeys of 20-30 private cars.
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11.9.5. Bicycle/ Motorcycle Parking: A total of 484 bicycle parking spaces are

proposed to serve the development. These are provided throughout the site and

include the provision of 16 residents’ cargo bicycle spaces, 120 visitor parking

spaces and 12 visitor cargo bicycle spaces. The provision of bicycle parking spaces

is significantly above the requirements of the Dublin City Development Plan. Six

motorcycle parking spaces are proposed, and this is acceptable. Z;
/

11

nl

11.9.6. CE Report Comments: Dublin City Council TransportationqarH
Division raised no objection to the development in their report; condialns a
provided in the event that permission is to be granted. I note th niments maR in

the Transportation Planning Division report and a couple of the&UnIX need
some further comment.

11.9.7. Concern was expressed about the av+bilit$of puMransport within

close proximity to the site and the low car parkilz ratiNBn\pa with a high rate of

car ownership. These comments are noteUipwevq, 1 w)Id not be as concerned

about these issues. The high rate of car ownership at 75% is a legacy issue

reflected in the nature of the existing hou& stqbnsisting mostly of two-storey

semi-detached/ terraced units. TF&roposed units are one- or two-bedroom units

and the expectation for car Ahip would not be as great as for those living in

existing houses in the aAa'nature of this development is such that it allows for

a modal shift away frofhe Nh primary form of transport. As also reported by

the Transportatio&a\lg DbBion, the provision of bicycle storage is good.

11.9.8. 1 have already commented on the existing bus services in the area and

the combAIMa of 10 buses an hour off peak from either the Kimmage Road

WemIeNeMmage Road. In addition, the 83/A offers an additional five

Bs Ran hoao7peak from Stannaway Avenue and the 17 services provides orbital

Eel#Mgh the south city area on a 20-minute frequency. The area is therefore

well s+ed by a high frequency of bus services and a consequent good capacity

allowing for a conservative 85 passengers per bus. During peak times additional

juses operate per hour.

11.9.9. Dublin City Council Transportation Planning Division have raised some

concerns about the two lane exit from the access road onto the Kimmage Road

West. As the entrance road is within the red line boundary of the site, an opportunity
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exists to improve the junction arrangement having full regard to the principles outline

in DMURS. It is suggested that improvements to the footpaths be provided in

addition to revisions to the road layout. These issues are noted and can be agreed

with the Planning Authority in the event that permission is granted for the

development.

11.9.10. Conclusion on Transportation, Traffic and Parking: The

development is located in an area with good public transport provision, and &'h is

accessible within walking distance of the site. Car and bicycle parking proNaN
appropriate to the scale and nature of development proposed. 12 E\M
spaces are proposed, and this is considered to be acceptable, \mh pMon
should be made for all spaces to be able to provide for EVlarkim sly in the

future. I have no reason to recommend a refusal of perm@ion to the ard.
11.10. Infrastructure and Flood Risk

11.10.1. Irish Water and Dublin city Council DrainagXivtion have reported no

objection to this development in relation tae ne(:tion to public foul drainage and

water supply systems. The applicant has\Lgag Ah Irish Water and has

submitted design proposals. Irish&ter hana a Statement of Design

Acceptance and conditions a£H£aNnded in the event that permission is

granted. Necessary worWo connect to the public system (water supply and foul

drainage) will be funded by the applicant.

11.10.2. Sirrlilarly, DublirJl A Council Drainage Division have provided

conditions in theMt that permission is granted, in relation to surface water

drainage &wing the development. No capacity constraints have been identified by

elthemy.

+.1k ) 'Site-Specific Flood Risk Assessment’ – prepared by Barrett Mahony

:E@eers has been included with the application. The assessment has full regard to

'The MIning System and Flood Risk Management Guidelines for Planning

AuIFgrities, 2009’. The report has regard to the following forms of potential flooding:

C Coastal Flooding: A review of the OPW Tidal Flood Extents Mapping was

carried out and indicates no coastal flooding at the subject site.
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• Fluvlal FloodIng: A review of the QPW Fluvial Flood Extents MappIng was

carried out and indicates low and medium probability fluvial flooding at the

eastern boundary of the subject site. The site is approximately 300 m west of

the River Poddle and there are no records of flood events in or near the subject

site. Flood risk modelling conducted on behalf of the OPW under the EasterB

CFRAM (Catchment Flood Risk Assessment and Management) Study in aej
that the development site is within an area with a fluvial flood event A+eN
than 1 %. The risk of fluvial flooding within the subject site is there& siRlkB
to be low.

• Ground Water: Ground investigations were undertakel,Un tHFandW
water seepage was encountered at depths varying froXl 1.9 m to 2Zn below

ground level. The applicant proposes to monitorhind water levels over the

next 12 months. The risk of flooding due to AUnd \Nr 'Rgress to the proposed

development is reported to be low.

e Pluvial Flooding: A review of the availqp literature including the DCC

FloodResilienCity (FRC) proje+pas cam# some pluvial flooding has been

indicated on the site. The©ubmitted details are in the form of 'predictive’ flood

maps and not actuaUoods that havXccurred in the past. A suitable surface

water drainage sy4m wiIN daloyed on site.

11.10.4. SBaNiVull regard has been had to climate change in the
consideration of flood risk on site. An allowance of 20% additional flow should be

taken for designing for floor events. The system is designed for storms up to and

including the\m-year storm and 20% extra for climate change. Hence the

+ve\ur lenJan be considered to be climate change resilient.

11.10. B The initial flood risk assessment found that the risk of coastal/ tidal,

fluvial, and ground water flooding was low. The risk of pluvial flooding was found to

Be low to medium and suitable measures have been proposed to address this. The

sequential approach for flood risk was undertaken and in conclusion, the site was

identified as located within Flood Zone C
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11.10.6. CE Report Comments: The Planning Authority note the submissions

received in relation to the proposed development and specifically with comment on

the potential for flooding of the site and surrounding area. The Dublin City Drainage

Division did not report any objection to the development and the Planning Authority

consider that the proposed development is acceptable subject to conditions.

11.10.7. Conclusion on Infrastructure and Flood Risk: The site is seab]
a public water supply and the public foul drainage network. Wastewater Wp
treated at the Ringsend WWTP and having regard to the submitted ir&rma£h
there is no concern in relation to this facility been able to treat th#lINr from this

relatively modest development. The submitted flood risk asseshWs th gB
and no issues of concern have been raised. I note the cAls m@r third

parties in relation to flooding, however I am satisfied]lat tt\development can

proceed without giving rise to flooding issues in Pe aN1 dave no reason to

recommend a refusal of permission to the BoaKhto iB stXlcture and flood risk.

11.11. Social Infrastructure and Part V Social Housing Provision
/_-b,LHJJ

U
11.11.1. A 'Community & SocBl InfrasNture Audit’ prepared by MCG Planning

was submitted with the applicajlon\s outlines available childcare facilities,

schools, community/ cultural facilities&thcare facilities, sport/ recreation, and

retail provision in the a@*. Generally, a radius of 1 km from the site is drawn and

the number offacil II es&thin ta arl is identified. Population levels within the area

rose from 39,138&IVo in 2016. All age profiles rose except those 19 to
34 were a fall of 0.98% was recorded.

11.11A\ve ade area appears to be well served by social, education,

community anNail facilities. The surrounding area is a well-established urban

4ttirNUc Jojortunities for infill development such as that proposed are somewhat

had
11.11.3. A letter has been submitted by Dublin City Council Housing &

Community Services, indicating that the applicant is aware of their requirements in

relation to the provision of Part V housing.

11.11.4. Conclusion on 11.11: The proposed development is located in an

area with a good range of services and facilities.
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11.12. Comment on Submission/ Observations of South East Area Committee

11.12. 1. The views of the elected members were submitted alongside and

included in the CE report. They are generally similar to those raised by third parties

and dealt with under the relevant headings above. However, having regard to their

important role in plan and place making, I have considered the strategic points raid
by them, as outlined below. I have also noted and considered all of the issue asea
in the observations, most of these varied issues have been addressed alr9a& this

report

11.12.2. Concern was expressed about the scale and height of the proposed

development. I have reported that the site is suitably zoned fo+sikc ntial

development and is located within an established resider$hBrePKleBate
separation distances to existing properties are provided and overshadowing/ loss of

daylight and sunlight would not arise to any noticeak&vel. National policy is to

increase density where this can be demonstrat4p beNieBd without impacting

negatively on the residential amenity/ chaANauZ
11.12.3. The issue of height was also raised# material contravention of the

Dublin City Development Plan. TU.issueMered further in this report. I note

that the Planning Authority hairto Action to the increased height in this location.

-ql dr

Lxbll

ASk

11.12.4. All units nAILeXLuiMom sizes and are adequately served with

private amenity space, storaabnN)mmunat open space areas.

11.12.5. Concern was rWI about the impact on traffic in the area and also

concern was6sed about the shortfall in car parking. The development is proposed

on the basis of encouraging sustainable forms of transport including walking, cycling

and bus serNLme area. The submitted supporting documentation in relation tO

Bn hrt and}a7parking gives rise to no concern. The local road network will not

EeJIMmpacted by this development. Bus service provision is good in the
ara

11.B.6. Concern was expressed about the lack of open space on site. The

bpplicant has demonstrated that adequate open space will be provided for. Whilst

the site may have had a recreational use in the past in the form of a cricket ground,

the current site is fenced off and not accessible to anyone. The proposed

development will be an improvement on the current situation.
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11.12.7. The cost of the proposed units and their affordability were raised as

issues. That is not a matter for the board to consider, however, the proposed

development will provide for much needed housing and will also provide for Part V

housing, again meeting some of the need for such housing.

11.12.8. Concern was expressed about the impact of the proposed

development on 'The Poddle Alleviation Works’, which are still only at planning

stage. The Planning Authority and the Dublin city Drainage Division raised d
issues of concern in this regard. The submitted Site Specific Flood Risk &A&
gave rise to no concern in this regard.

11.12.9. Concern was expressed about the SHD process asURE should be

rejected until the LRD process is operating. As the SHD n) =s?remains in force,

there is no reason to reject the development on that basisl

11.13. Other Issues

11.13.1. Waste storage: Commenta mahyhe submissions to the

proximity of the proposed refuse bin stor4 areaaLFxisting residential properties.

From the available information, thqlroposMe areas are considered to be

acceptable. The large unit to#e east of the site also functions as a covered bicycle

parking area and althouglrthe two furas are separated, the combined use will

ensure that it is well maintained.,Not clear from the submitted plans what the

rear elevation of tW)i\Lorage areas consists of and it is considered appropriate

that these arq@ck/ concrete block built and not be open to the rear where they

adJoln thlrJLp bA
11.1# XeeaFbeco Limited have been engaged by the applicant and have

PJ.ep'ared an Arboricultural Assessment, Impact Statement & Method Statement.

Existing trare to be retained and works undertaken to ensure their long-term

survivaJ+Protective measures during the construction phase of the development are
also detailed.

11.13.3. Microclimate Analysis: IN2 have been engaged by the applicant to

prepare a 'Microclimatic Wind Analysis and Pedestrian Comfort Report’. A 3D model

was prepared, and various assessments were undertaken. Abnormal weather

conditions are not considered as part of the analysis. The analysis found that the
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areas around the development were suitable for outdoor eating and sitting. The

testing of balconies was found to provide a similar result to ground level areas.

11.13.4. In conclusion, this assessment finds that the proposed development

would not negatively impact on neighbouring developments in terms of wind

rnicroclirnate and pedestrian comfort. The submitted details are noted and give ris4
to no concerns.

11.13.5. Ecological Impact Assessment (EcIA)

11.13.6. The applicant has engaged the services of Moore GloLMl Ny,
to prepare an Ecological Impact Assessment (EcIA) for the subft site,bLUe

dated February 2022. 1 have had full regard to the conter]i£f sHe
11.13.7. Surveys include desk survey and a siteAvisit\sa)tember 2021. A

dusk survey was also undertaken to assess if any b&pre commuting, foraging

etc. on site. A number of relevant data sources\-e coNlteB and are listed in

Section 2.2.3 of the EcIA. The site situatiJaconsider#and full details of the

proposed development are provided .

11.13.8.

follows:

The EcIA has iden+Rd fouraHKhin the zone of influence as

e S,.th D„bli. B,y She (Sit, C,d„ M210) – 6.31 km f„m th, ,it,

e North Dublin Bay + (Sitejode 000206) – 9.50 km from the site

e North BullnINXKode (004006) – 9.49 km from the site

@ South&u by and River Tolka Estuary SPA (Site Code o04024) – 6.33 km

bHb&

the#-Vdevelopment is located on an enclosed site in an established urban

area faling part of Dublin City. The site is self-contained with surface water going

koMlnd and there are no direct hydrological pathways to offsite surface water

Bodies. Operational wastewater will be directed to Ringsend Waste Water

Treatment Plant (WWTP) where it will be treated appropriately. The Proposed

Development site is comprised of a field of Improved grassland (GAI) and a local

access road (BL3). The site verges include neighbouring horticultural hedges with
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species present including Sycamore, Leyland cypress, Escallonia and Butterfly

Bushes

11.13.9. Fauna: There is no potential for otters on site and there are no badger

setts on site. The site survey identified two Leisler’s bats, passing through the site

area. A fox was observed on the subject site, but they are not afforded any

particular protection.

11.13.10. Birds: No protected species were identified, birds recorded +[M
survey include Blackbird, Magpie and Woodpigeon. The site is not s4pbIAJ;
wintering bird species.

11.13.11.

on site
Flora: No species of importance/ with proteckd stRis were identified

11.13.12. Assessment of Impacts: No direct impaNo Badgers, otters, bats or

birds are expected. Impact on bats from lightinAlot eNctX due to the current

layout of the site within an established urEA\all be no indirect impacts

from wastewater on identified European 4s witFabe potential zone of impact of

the Proposed Development as anwastewXr will be treated through the public

system in Ringsend WWTP. lkCLNltive impacts are foreseen as a result of the

proposed development.

11.13.13. Mitigation Measures: No specific mitigation measures are proposed for

habitats, mammal& A$

anEWI

4 IEN -" #
11.13.14. Conclxl Where are no significant impacts predicted from the

proposed&B%ment on habitats, flora, fauna or biodiversity having regard to the

currate NLodKn of the site and there will be no direct or indirect impacts on

By &opearbBs identified in the potential zone of impact of the Proposed
Development.

11.13. P' Conclusion on the EcIA: I note the information and details provided in

heXIA and I am satisfied that the submitted information indicates that the

Broposed development will not impact on any designated or protected ecological

sites. The development does not directly impact on any bats, birds, terrestrial

mammals, or plant species.

11.14. Material Contravention
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11.14.1. The applicant has submitted a 'Material Contravention Statement’ of

the Dublin City Development Plan 2016 - 2022 with the application. This forms part

of the Planning Report prepared by McGill Planning. The public notices make

specific reference to a statement being submitted indicating why permission should

be granted having regard to the provisions s.37(2)(b). A total of seven (7) issues

have been raised in the applicant’s Material Contravention statement as followy

• Building Height:

• Unit Mix 3

• Site Coverage

• Block Configuration

• Residential Density

• Car Parking

• Open Space Provision

The report outlines the procedure and req ANd on to Material

Contravention .

11.14.2. Building Height: U+r SectmH5 of the Dublin City Development

Plan 2016 - 2022, the subje(A®ined as within the 'Outer City’ with a

prescribed maximum he]AgN metres for residential and commercial

development. In termg a r6sidential development, this would equate to

approximately 5 storeys. The SJBject development ranges in height UP to 6 storeys

or circa 21 mahhh exceeds the maximum building height of 16 m specified in

the Dublin City Development Plan.

11 \FL \ Mcant refers to the Urban Development and Building Heights

hui&nes (2iaand specifica11y to SPPR 4 which promotes increased density, a

Kix of hcM types and building heights. The applicant considers that the

propo# development meets the requirements of these guidelines. The proposed

development has been designed to ensure it integrates with the surrounding area

Ind does not impact negatively on existing residential amenity.

11.14.4. The Planning Authority through the CE report state: 'Overall the

Planning Authority consider that the proposal in relation to its height is acceptable.

ABP-313043-22 Inspector’s Report Page 78 of 131



The Planning Authority supports elements of additional height, particularly as the

proposal comprises residential development’.

11.14.5. The subject site is located within a 'Low Rise’, 'Outer City’ location and

the maximum height specified in the Dublin City Development Plan 2016 – 2022 is

16 m for residential developments. The proposed apartment blocks range in heigh&

depending on their number of storeys and the existing ground levels that they a
located on. The maximum height is circa 21 m, and this height exceeds the

maximum standard set out in the Dublin City Development Plan 2016 – 2(\
11.14.6. 1 have considered the issue raised in the applicant’s__submitted

Material Contravention Statement and advise the Board to invoke the AN?ns of

s.37(2)(b) of the 2000 Act (as amended).

11.14.7. 1 consider that the subject site is appro%Date for increased height in

light of guidance in the 'Urban Development and BuiINHeVts - Guidelines for

Planning Authorities’ – (DoHPLG, 2018)’. Havir&Jy cadEFed the Development

Management Criteria in section 3.2 of thejmIAding to proximity to high

quality public transport services, characteqf theJXPon, compliance with flood risk

management guidelines, daylight W sunliMderations, alongside

performance against BRE criIR&:I,nc assessments have also been provided to

assist my evaluation of ttj„Qproposal, specifically CGI visualisations and a Visual

Impact Assessment.

11.14.8. Sect&iVa A\ he Planning and Development Act 2000 (as

amended), st&s that the Board may decide to grant planning permission even if the

proposed kv%ment c6%travenes materially the development plan. Section

37(2a8)-NEt9dgcircumstances when the Board may grant permission in

W&ance wVXection 37(2)(a).

7l+: aHInder section 37(2)(b)(i) I consider the proposed development to be of

strate+and national importance having regard to the definition of 'strategic housing

deMpment’ pursuant to section 3 of the Planning and Development (Housing) and

Residential Tenancies Act 2016, as amended and its potential to contribute to the

achievement of the Government’s policy to increase delivery of housing from its

current under supply set out in Rebuilding Ireland – Action Plan for Housing an

Homelessness issued in July 2016; and (iii) I also consider that permission for the

ABP-313043-22 Inspector’s Report Page 79 of 131



development should be granted having regard to guidelines under section 28 of the

Act, specifically SPPR 3 of the Building Height Guidelines, national policy in Project

Ireland 2040 National Planning Framework (in particular objectives 13 and 35).

11.14.10. 1 am satisfied that a grant of permission, is justified in this instance.

Regard being had to the foregoing, I am of the opinion, that provisions set out in

Section 37 (2)(b) (i) and (iii) could be relied upon in this instance.

11.14.11. Unit Mix 3: Section 16.10.1 of the Dublin city Developmentjla

requires in proposals of 15 units or more, that each development shall corNa
maximum 25 - 30% one-bedroom units and a minimum of 15% thjr .eVe-
bedroom units. The proposed development provides for 50% on4AE0% two

beds. The applicant states that this materially contravenexecti~an 16.10.1 if the

Development Plan. The applicant refers to SPPR 1 of the Apartment Guidelines

which seeks to provide up to 50% one-bedroom uni&Id no limit on three or more-
bedroom units

11.14.12. The above mentioned SppHALoX#ments for plans etc. and

is not specifically relevant to applications&he aagpnt does comment on the likely

demand for smaller sized units arWhe facVsurrounding area is

predominantly made UP of thaaNFe bedroom houses.

11.14.13. 1 note the W;ht’s report, however I do not consider this to be a

material contraventio#theN)lnity Development Plan. A suitable mix of units

is provided of whitgl 50% Qre OIl-bedroom units; the number of one-bedroom units

is therefore iaordance with the Dublin city Development Plan. No three or more-

bedroomWli miR, however, having regard to the character of the area, the

prov#1 <Nl-bodAm units will provide for a housing choice for mid-sized units in

a'n 4a that itXninated by three and more bedroom units. The National Planning

Framework#eks to increase housing choice and to meet the demand for more one-

#wjbbedroom units. The proposed development will go some way to meeting
this demand in this area

11.14.14. 1 have considered the issue raised in the applicant’s submitted Material

Contravention Statement and I do not advise the Board to invoke the provisions of

s.37(2)(b) of the 2000 Act (as amended) as I do not consider that the development

contravenes the Dublin City Development Plan 2016 - 2022 in relation to unit mix.
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The proposed unit mix is generally in accordance with the requirements of the Dublin

City Development Plan and having regard to national policy to encourage a greater

mix of unit types, the provision is considered to be appropriate.

11.14.15. Site Coverage: Section 16.5 of the Dublin City Development Plan

2016 - 2022 sets out an indicative site coverage of 45% - 60% for 21 lands. The

proposed development has a site coverage of 43.1% which is below these

standards.

11.14.16. 1 do not consider the issue of site coverage to be relevant in a
location. The provision of a residential development in an establi® VaR
requires full consideration of existing residential amenity whilst ensurinqhN{uture

occupants are provided with adequate amenity in the forrracoHKwnal and private

open space. In addition, car and bicycle parking has to be provided for and the

overall density and height has to be appropriate to thXFa:

11.14.17. 1 do not consider the issue of site &{ageX£+dR % to be a material

contravention of the Dublin city DeveloprAVposed coverage is

appropriate to this location providing for t&)roteJBIFof residential amenity and

ensuring a suitable scale and denW of deVnt on this site.

11.14.18. 1 have consider&e issue raised in the applicant’s submitted Material

Contravention StatemeranaB not advise the Board to invoke the provisions of

s.37(2)(b) of the 2000 Act (as amended) as I do not consider that the development

contravenes the DAD\d lopment Plan 2016 - 2022 in relation to site

coverage. The proposed development is generally in accordance with the

requiremeeXe Dublin City Development Plan and having regard to national

polic#nNagJFefficient use of land, the proposed development is considered

Kb&)propr@

5l+nuElock Configuration: Section 16.10.1 of the Dublin city Development

Plan #s “a maximum of 8 units per core per floor, subject to compliance with the

buMped ratios specified above, and with building regulations. ... In certain

Frcumstances, deck access may be acceptable as long as bedrooms do not face out

on to the deck, and it is well proportioned and designed. In some cases, secondary

bedrooms facing on to the deck may be acceptable if quality issues are satisfactorily

addressed by careful design such as providing a semi-private external buffer zone.
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The key performance criterion is the quality of residential amenity’. And Section

16.10.3 states 'Development should have regard to the guidance on sound insulation

and noise reduction for buildings contained in BS 8233:2014. ... Keep stairs, lifts,

and service and circulation areas away from noise sensitive rooms like bedrooms.

Particular attention should be paid to the siting and acoustic isolation of the lift mot%

room’. The proposed development provides for 10 units per core and units adjqe;I
to deck areas

11.14.20. 1 do not consider this to be a material contravention issue. M;
applicant reports, the Apartment Guidelines allow for a maximum of &IAX
per floor and the development is compliant with this. I have no Re reardi@
adjacent to deck areas as the upper floor units are all accesseM,=tral
core/ corridor and not from a deck area. The deck access referred \=\r\e
Development Plan generally means an access that would be external to the units

and which access is from. This is not the case athe &esR development.

11.14.21. 1 have considered the issue JANaJcant’s submitted Material

Contravention Statement and I do not advise the Board to invoke the provisions of

s.37(2)(b) of the 2000 Act (as amejlded) &p not consider that the development

contravenes the Dublin City DeveNLent Plan 2016 - 2022 in relation to Block

Configuration. The proposed deviMent is generally in accordance with the

requirements of the DA Development Plan in relation to lift core access etc.

11.14.22. Residential Density: Section 16.4 of the Dublin City Development

Plan states “T#lensity of a #posal should respect the existing character, context

and urbarLfo&9AXand seek to protect existing and future residential

amenity. Public transport capacity will also be used to determine the appropriate

density allowN, The proposed density is 166.4 units per hectare, and which is

Pearly high4lan that of the existing two-storey semi-detached houses in the area.

WAh The applicant reports that the Dublin city Development Plan was made

prior to the adoption of the Building Height Guidelines and the Apartment Guidelines.

}hese guidelines provide a clear mandate as Government policy that building

heights must generally be increased along with an increase in density of

development. As such the increase in density is considered to be in line with the

more recent National Planning Policy Guidance.
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11.14.24. 1 do not consider the issue of Density to be a material contravention

issue. The Dublin City Development Plan does not generally specify densities in

areas and relies on other measures such as plot ratio and the protection of

residential amenity. Whilst the density is high, the applicant has provided a

development that will provide for good residential amenity for future occupants whils]

ensuring that existing residential amenity can be protected.

11.14.25. 1 have considered the issue raised in the applicant’s submitted <lerial
Contravention Statement and I do not advise the Board to invoke the prov\IN
s.37(2)(b) of the 2000 Act (as amended) as I do not consider that the+ygA1
contravenes the Dublin City Development Plan 2016 - 2022 in \HIllk\ ntNJsity.
The proposed development is generally in accordance with_the %lts of the

Dublin City Development Plan and having regard to national policy=t=ourage an

efficient use of land and increased density, the prop&d d&>pment is considered

to be appropriate to this site.

11.14.26. Car Parking: The proposed AWides for a parking

standard of o.48 space per unit, which is I,accorN' ce with the Development Plan

standards, and the Apartment Gu@lines, Rich clearly states that parking should be

reduced in central and access]Le INIons. The site is located in Parking Zone 3

with a maximum parking provision of l&aces per unit and as the applicant

reports, this is a maximum and not a minimum parking provision.

11.14.27. The +lib sta© that there are no car clubs proposed as part of this

development, Hevar, it is stated in the Transport Report that this may be provided.

The appliW UM the provision of additional bike parking, above that

requiny\)LUIity Development Plan standards. As such, the provision of

increased acc£No bicycle parking facilities, would address this policy, by providing

6ajNiixJo cars in the form of bicycles. This will also reduce the need and

WeRent for car parking. This is in line with section 4.23 of the Apartment

Guidelines which indicates a need to demonstrate that specific measures are

jrovided that allow for a reduction in car parking provision on a site.

11.14.28. 1 am satisfied that the reduction in car parking does not give rise to a

material contravention of the Dublin City Development Plan. The site is located in an

area with good public transport in terms of frequency and capacity, a high provision
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of bicycle parking is indicated, and the site is located within walking distance of a
number of services/ facilities in the local area.

11.14.29. 1 have considered the issue raised in the applicant’s submitted Material

Contravention Statement and I do not advise the Board to invoke the provisions of

s.37(2)(b) of the 2000 Act (as amended) as I do not consider that the developmen\

contravenes the Dublin city Development Plan 2016 - 2022 in relation to car Qabrig

provISIon .

11.14.30. Open Space Provision: The proposal provides 1,261 SJ m of W
Open Space at the eastern end of the site which is in excess of tb1]BAri/ 10%

required by the Dublin city Development Plan. The applicant nfs KN
includes footpaths through the open space. A narrow int%1EtaMh© considers

that the footpaths should be excluded then the net open space provision would be

slightly less than the 10% minimum requirement for $) sVe and, if so, this could

be considered a material contravention of the 4jn CiNp<Bopment Plan.

11.14.31 . 1 note the comments of the lmIVr I am satisfied that there

is no material contravention in this case. he Planning Authority through the CE

Report did not raise any concerns&this reMle footpaths through the open

space are not necessary to a£i8ENiite etc. and form part of the amenity of this

area of the site. They can be included as part of the open space as incidental to its

use

11.14.32. 1 have consideredle issue raised in the applicant’s submitted Material

Contraventio#a'tement and I do not advise the Board to invoke the provisions of

s.37(2)(bW %Laas amended) as 1 do not consider that the development

contr#eNiDaCity Development Plan 2016 - 2022 in relation to open space

Flo aon. Th£alposed development is generally in accordance with the

KaI bIdf the Dublin city Development Plan and the development provides for

UK ak area of communal and public open space and which would be useable by

residents of the development.
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12.0 Appropriate Assessment

12.1.1 Stage 1 – Appropriate Assessment Screening

12.2. The applicant has engaged the services of Moore Group – Environmental

Services, to carry out an appropriate assessment screening; the report is dated

February 2022. 1 have had regard to the contents of same.

12.3. The requirements of Article 6(3) as related to screening the need for

appropriate assessment of a project under part XAB, section 177u and 1 NoN
Planning and Development Act 2000 as amended are considered full&qALo7
The areas addressed are as follows:

• Compliance with Article 6(3) of the EU Habitats Directivd

• Screening the need for appropriate assessment

• Appropriate assessment of implications of the JLropoNpe\jopment on the

integrity of each European site

12.4. Compliance with Article 6(3) of the P HAts Directive

12.4.1. The Habitats Directiv£ deals with the Conservation of Natural Habitats

and of Wild Fauna and Flora tllguN 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 bm'!kely to have a significant effect thereon, either

individually or in coJJbi&ion wII otier plans or projects shall be subject to

appropriate asjiB$NN6lications for the site in view of the site’s

conservatign &j£„ctives. The competent authority must be satisfied that the proposal

will not adversely affect the integrity of the European site before consent can be

gived

P4lUle subject site is located to the north of Kimmage Road West and the

BaoFulent site area is stated to be 1.25 hectares (Gross site area is 2.43

hectal®. A total of 208 apartment units in the form of 104 one-bedroom and 104

B/o-bedroom units. Access is via an existing access serving a Ben Dunne Gym onto

fhe Kimmage Road West. The proposed development provides for open space,

parking, services and all necessary site works. The surrounding area is

predominantly residential and recreational in the form of the gym and a sports club to
the west
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12.4.3. The site is not directly connected with, or necessary to the

management of a Natura 2000 sites. The zone of influence of the proposed project

would be limited to the outline of the site during the construction phase. The

proposed development is therefore subject to the provisions of Article 6(3).

12.4.4. A total of four European Sites have been identified as located withj1

the potential zone of influence and these are as follows:

Name I Site Code Distance from Site

South Dublin Bay SAC

Conservation Objectives:

To maintain the favourable conservation

condition of Mudflats and sandflats not

covered by seawater at low tide in South

Dublin Bay SAC, which is defined by the

following list of targets:

• The permanent habitat area is stable q

increasing, subject to natural presses.
• Maintain the extent of theAlia
dominated community, subject to natural

processes.

• Conserve the dbLcNXae Zostera

qjomlnateM mNmed to
natural +RfHR
• (/serve the fM/ing community type

jn &atural k)rTaition: Fine sands with

UMlis community complex.

Qualifying Interests

MXflats and sandflats not covered by

seawater at low tide [1 140]

(000210) 6.31 km to the east
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Annual vegetation of drift lines [1210]

Salicornia and other annuals colonising

mud and sand [1310]

Embryonic shifting dunes [2110]

South Dublin Bay and River Tolka

Estuary SPA

Conservation Objectives:

The maintenance of habitats and species

within Natura 2000 sites at favourable

conservation condition will contribute to

the overall maintenance of favourable

conservation status of those habitats and

species at a national level.

Qualifying Interests

Light-bellied Brent Goose (Branta

bernicla hrota) [A046]

Oystercatcher (Haematopus ostr+Lus)

[AI 30]

RInged Plover (Chara#hAk)
[AI 37]

Grey Plover MAr Mb/a) [A141 ]

Knot (Cajd rEAR 43]

SanWXl elidd)a) [A144]

Dujn (CalidiNpina) [A149]

EaANbJ#vvit (Limosa lapponica)

d(51\

LMank (Tringa totanus) [A162]

btack-headed Gull (Chroicocephalus

ridibundus) [A179]

Roseate Tern (Sterna dougallii) [A192]

(004024) 6.33 km to the easd

ABP-313043-22 Inspector’s Report Page 87 of 131



Common Tern (Sterna hirundo) [A193]

Arctic Tern (Sterna paradisaea) [A194]

Wetland and Waterbirds [A999]

North Bull Island SPA

Conservation Objective:

The maintenance of habitats and species

within Natura 2000 sites at favourable

conservation condition will contribute to

the overall maintenance of favourable

conservation status of those habitats and

species at a national level.

Qualifying Interests

Light-bellied Brent Goose (Branta

bernicla hrota) [A046]

Shelduck (Tadorna tadorna) [A048]

Teal (Anas crecca) [A052]

Pintail (Anas acuta) [A054]

Shoveler (Anas clypeata) [A056]

Oystercatcher (Haematopus ostraleg us)

[AI 30]

Golden pjo#DIMis apricaria) [A140]

Grey Plover Gltmk auatarola) [A141 ]

K,yHbuNf Jl,) [A143]

,S4lerling j=dris alba) [A144]

BNfl:iris alpina) [A149]

Black-tailed Godwit (Limosa limosa)

@r56t

Bar-tailed Godwit (Lirnosa lapponica)

[AI 57]

Curlew (Numenius arquata) [A160]

(004006) 9.49 km to the north

east

LL tha IF
UL
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Redshank (Tringa totanus) [A162]

Turnstone (Arenaria interpres) [A169]

Black-headed Gull (Chroicocephalus

ridibundus) [A179]

Wetland and Waterbirds [A999]

North Dublin Bay SAC

Conservation Objectives:

To maintain or restore the favourable

conservation condition of the Annex I

habitat(s) and/or the Annex II species for

which the SAC has been selected.

(000206) 9.50 km to the north

east

Qualifying Interests

Mudflats and sandflats not covered by

seawater at low tide [1 140]

Annual vegetation of drift lines [1210]

Salicornia and other annuals co19Rising

mud and sand [1310]

Atlantic salt meadows (Glauco-

Puccinellietalia maritimae) [1330]

Mediterranean sAn SLows Jncetalia

maritimi) [14a
EmbryoqLSnIX[2110]
shimluNeIMhe shoreline with

KhKdunes#nmophila arenaria) [2120]

Fixed coastal dunes with herbaceous

vegetation (grey dunes) [2130]

HaRd dune slacks [2190]

Petalwort (Petalophyllum ralfsii) [1395]

12.4.5.
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12.4.6. Connectivity-Source-Pathway-Receptor: The submitted AA

Screening Report makes full consideration of the Connectivity-Source-Pathway-

Receptor model for each of the four identified sites. The following is found in

surrlrnary:

Site Connection I Comment

South Dublin Bay SAC No Ground water goes to ground aMar i

is therefore no direct conne(4jN
the European site.

At operational stage, wastewater will be
sent to the Wastewater Treatment Plan

(WWTP) viqA£isting public network
and will be treated at the WWTP.

South Dublin Bay and

River Tolka SPA

No Gnund water goes to ground and there

hAjore adirect connectivity with

the European site.

At operational stage, wastewater will be

sent to the Wastewater Treatment Plan

(WWTP) via the existing public network
and will be treated at the WWTP.

Due to distance and the lack of any

relevant ex-situ factors of significance to

the listed species or habitats.

North Dublin Bay SAC No Ground water goes to ground and there

is therefore no direct connectivity with

the European site.

At operational stage, wastewater will be

sent to the Wastewater Treatment Plan

(WWTP) via the existing public network
and will be treated at the WWTP.
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North Bull Island SPA I No Ground water goes to ground and there

is therefore no direct connectivity with

the European site.

At operational stage, wastewater will be

sent to the Wastewater Treatment Plal2

(WWTP) via the existing public net+k
and will be treated at the WWTF4

Due to distance and the lack &y
relevant ex-situ factor£ovlific@ to

the listed species #abitats.

12.4.7. There are no ecological networks supporting the ideptifauropean

sites and there are no other areas of conservation cc+ernVm be affected by

the proposed development.

12.4.8 Assessment of Likely Sigfcant EWa
12.4.9. The submitted AA Screening considers the potential impacts on

European Sites from the proposed\plopment. As reported, there are no direct

connection between the site and ill %ean sites with only indirect connections

identified in the form of#tewater frome development, which will be treated at

the Ringsend Wast9w4r Tre4erPPlan (WWTP). This plant has capacity to treat

the wastewateURNLVnent. Table 3 of the AA Screening Report

considers likely significant effects at Construction and Operational stages, and also

In-combination/ Other effects. No significant effects are identified, and no mitigation

measures are required. Best practice construction methods will be employed on

#, \Lthese)ir7not necessary to ensure that effects on a European site can be

5vq+ahMed

12.4„/ In-combination effects are considered under Section 5.2 of the

bpRant’s report and following the consideration of a number of planning

Epplications in the area, there is no potential for in-combination effects given the

scale and location of the development.
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12.4.11. AA Screening Conclusion: The AA Screening has concluded that

the possibility of any significant effects on identified, designated European sites can

be excluded. The following are noted:

'1. The Proposed Development is not directly connected with, or necessary to the

conservation management of the European sites considered in this assessment.

2. The Proposed Development is unlikely to either directly or indirectly signifi£ay
affect the Qualifying interests or Conservation Objectives of the EuropeaLs$
considered in this assessment.

3. The Proposed Development, alone or in combination with othje'projectaN
likely to have significant effects on the European sites consideF iUii
assessment in view of their conservation objectives.

4. It is possible to conclude that significant effects can be\ccluded at the screening

stage’ .

There is no requirement to therefore prepare a\ge 2 jp$7opriate Assessment.

12.5. Screening Assessment

12.5.1. In determining the Natura 2Nl sit#e considered, I have had

regard to the nature and scale of $development, the distance from the site to the

designated Natura 2000 site& any potential pathways which may exist from the

development site to a whaT&iteYhe site is not directly connected with, or

necessary to the managemerN aXatura 2000 sites. The impact area of the

construction phase would be limited to the outline of the site.

12.5.2. In terms of the zone of influence, I would note that the site is not within

or immediately adjacent to a European site and therefore there will be no loss or

alteration of war habitat/ species fragmentation as a result of the proposed

+v4limentJ

aBT There are no watercourses on site and the only connection between

Vand the identified European sites would be an indirect linkage by way of the

bukJc wastewater system. Considering the distance from the site to the nearest

European site and the use of the existing public wastewater treatment, I am satisfied

that there would be no significant effect on any identified site.
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12.5.4. During the construction phase of development, standard measures will

be employed to address surface water run-off and the general management of liquid

waste on site. These will be outlined in the adopted Construction Management Plan

and any associated documentation. Considering the site layout, location, and

distance from the designated sites, there is no realistic likelihood of pollutants

reaching the identified Natura 2000 sites.

12.5.5. During the operational phase of the development, surface wated

drainage will be in accordance with the policies/ guidelines of the Greater NR
Strategic Drainage Study (GDSDS) and also in accordance with the MAJ
Dublin city Council. The surface water drainage design will havmreNo
SUDs. The proposed surface water drainage system will elsureM\is7of
pollutants entering the Dublin Bay system is unlikely to oc@

12.5.6. Foul drainage will be through the existi&luI brainage system.

Considering the distance from the site to Dublin&, theRE a significant risk of

any pollutants from the development site iAXi11Aatura 2000 sites.

12.5.7. 1 note in full the submitted A&creMReport and supporting

documentation. I note various meeres prMiuring the construction and

operational phase of the deveAent and I am satisfied that these are standard

construction/ operationalwq9sses~mnnot be considered as mitigation

measures. These menAsNlard practices for urban sites and would be

required for a dev8+R& on a& urban site in order to protect local receiving

waters, irresp@ of any potential hydrological connection to Natura 2000 sites. In

the event &%incontrol and surface water treatment measures were not

implene\fa©am satisfied that the potential for likely significant effects on

the qualifying iN sts of Natura 2000 sites in Dublin Bay, from surface water runoff,

An be- - ' r\\vB,a given the distant and interrupted hydrological connection, the

b#e giF scale of the development and the distance and volume of water

separating the application site from Natura 2000 sites in Dublin Bay (dilution factor).

12.5.8. Consideration of Impacts on South Dublin Bay SAC, North Dublin Bay

SAC, South Dublin Bay and River Tolka Estuary SPA and North Bull Island SPA:
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•

•

•

There is nothing unique or particularly challenging about the proposed urban

development, either at construction phase or operational phase.

There are no surface water features within the site. 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 of development, foul water will drain to theaicJ
system. The discharge from the proposed development would drain, AN
public network, to the Ringsend Wastewater Treatment Plant for+gtIAJ
ultimately discharge to Dublin Bay. There is potential for anPr upN.nd
distant hydrological connection between the site and s49s iFN)ubtin Bay due to

the wastewater pathway. However, the discharge from the site is-n&61igibte in the

context of the overall licenced discharge at Ring4{VWwater Treatment

Plant, and thus its impact on the overall dis&e would bg negligible.

12.6. In-Combination or Cumulative M'ects

12.6.1. This project is taking place &r Mntext of greater levels of built

development and associated incr Ns in residential density in the Dublin area. This

can act in a cumulative manner through increased volumes to the Ringsend

Wastewater TreatmentANF). The expansion of the city is catered for

through land use planning byNvnous planning authorities in the Dublin area, and

specifically in tb Dublin 1%1/in accordance with the requirements of the Dublin

City Development Plan. This has been subject to AA by the Planning Authority,

which co&M that its implementation would not result in significant adverse

effe©o thXegvof any Natura 2000 sites. I note also the development is for a

HbsiqJtial dek7pment in a predominately residential area, with an appropriate 21

!oBNidential uses). As such the proposal will not generate significant

demaJ+ on the existing public drainage network for foul water and surface water.

b2M. Having regard to the scale of development proposed, and likely time for

Bccupation if permitted and constructed, it is considered that the development would

result in an insignificant increase in the loading at the Ringsend Wastewater

Treatment Plant, which would in any event be subject to Irish Water consent and
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would only be given where compliance with EPA licencing in respect of the operation

of the plant was not breached.

12.6.3. Taking into consideration the average effluent discharge from the

proposed development, the impacts arising from the cumulative effect of discharges

to the Ringsend WWTP generally, and the considerations discussed above, I am

satisfied that there are no projects or plans which can act in combination with tIa
development that could give rise to any significant effect to Natura 2000 Site4/ithin
the zone of influence of the proposed development.

12.7. AA Screening Conclusion:

12.7.1. It is reasonable to conclude that on the basis of the information

provided on file, which I consider adequate in order to iss\ALcreerUl 1

determination, that the proposed development, ind ivigpally or in combination with

other plans or projects would not be likely to have a sNca& effect on South Dublin

Bay SAC (oo0210), North Dublin Bay SAC (ooo&soN Dalin Bay and River

Tolka Estuary SPA (004024), North Bull Island SPA (0#6), or any European site,

in view of these sites’ Conservation Obje Res, ajiBpving regard to the nature and

scale of the proposed developmerend thena of the site in an established,

serviced urban area and the §HUaNjstance to the nearest European site, no

Appropriate Assessment issues arise. It is therefore not considered that the

development would benN\Be to a significant effect individually or in

combination with o+r\urs orJojects on an European site.

12.7.2. / in conS&bn of the above conclusion, there is no requirement

therefANFta%Appropriate Assessment (and for the submission of a Natura

Impact Statement - NIS).
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13.0 Environmental Impact Assessment Screening

13.1. This application was submitted to the Board after the 1 st of September 2018

and therefore after the commencement of the European Union (Planning and

Development) (Environmental Impact Assessment) Regulations 2018 which

transpose the requirements of Directive 2014/52/EU into Irish planning law.

13.2. The applicant has addressed the issue of Environmental Impact Ass4r leFt

(EIA) within the submitted EIA Screening Report (Prepared by McGill Pla&g –

Dated March 2022) and I have had regard to same. The report con+ersAhe
development is below the thresholds for mandatory EIAR havinnaNI Sc®dIe
5 of the Planning and Development Regulations 2001, due to\ nMr
of residential units (208) and the fact that the proposal ish_to a#ise to

significant environment effects, a formal EIAR is notaqui\r g.In addition, detailed

and comprehensive assessments have been ur@ ertaNo \Fess/ address all

potential planning and environmental issueWXa Co t4ievelopment.

13.3. Item 10(b) of Part 2 of Schedule #thNnning and Development

Regulations 2001 as amended, and secti\E2dTof the Planning and

Development Act 2000 as amend&pvide=Ban EIA is required for

infrastructure developments +lrising of urban development which would exceed:

•

•

500 dwellings

Urban develoF+rNJch auld involve an area greater than 2 hectares in the

case of a business district, 10 hectares in the case of other parts of a built-up

area and 20 hectares elsewhere. A business district is defined as 'a district

MaN?.rM in which the predominant land use is retail or commercial

Lag

HIP Im 5)(b) of Schedule 5 Part 2 of the Planning and Development

Xu/Ions 2001 as amended provides that an EIA is required for: “Any project

lsta in this part which does not exceed a quantity, area or other limit specified in

qhis Part in respect of the relevant class of development but which would be likely to

have significant effects on the environment, having regard to the criteria set out in
Schedule 7.”
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13.5. Class 14 relates to works of demolition carried out in order to facilitate a

project listed in Part 1 or Part 2 of this Schedule where such works would be likely to

have significant effects on the environment, having regard to the criteria set out in

Schedule 7

13.6. The proposed development is for a residential scheme of 208 apartments in

five blocks, and which is not within a business district, on a stated developmen£&

area of 1 .25 hectares, located to the north of the Kimmage Road West. It is K
threshold in terms of EIA having regard to Schedule 5, Part 2, 10(b) (i) an M&
Planning and Development Regulations 2001 as amended, in that it +1 sA)a
units and is below the 10 hectares (that would be the applicable4reshold Ml
site, being outside a business district but within an urban aLea).

13.7. Environmental Impact Assessment is required for c&elopment proposals of a

class specified in Part 1 or 2 of Schedule 5 that are s&br;shold where the Board

determines that the proposed development is lib&o hAp &nificant effect on the

environment. For all sub-threshold develoAN} in Schedule 5 Part 2, where

no EIAR is submitted or EIA determinatioBLeque& ,a screening determination is

required to be undertaken by the c&rnpetent authority unless, on preliminary

examination it can be concludg£UhNere is no real likelihood of significant effects
on the environment.

13.8. The applicant submitted anN, Screening Statement with the application, and

this document pro esk infoJr ation deemed necessary for the purposes of

screening suMbsa>Id development for an Environmental Impact Assessment.

13.9. Th&Bus reports submitted with the application address a variety of

envirmnNEMKnd assess the impact of the proposed development, in

aLdi4J to cumulative impacts with regard to other permitted developments in

proximity ta site, and demonstrate that, subject to the various construction and

desigrBl lated mitigation measures recommended, the proposed development will

not have a significant impact on the environment. I have had regard to the

characteristics of the site, location of the proposed development, and types and

characteristics of potential impacts. I have examined the sub criteria having regard to

the Schedule 7A information and all other submissions, and I have considered all

information which accompanied the application including inter alia:
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- Architectural Design Report (BKD Architects 2022)

- Planning Report (McGill Planning 2022)

- Photomontages (3d Design Bureau 2022)

- Sunlight and Daylight Assessment (IN2 2022)

- Transport Assessment (BMCE 2022)

- Flood Risk Assessment (BMCE 2022)

- Ecological Impact Assessment (Moore Group 2022)

- Natura Impact Assessment (Moore Group 2022)

NOTE: This is incorrectly titled, should be an Appropriate Ass#bni Screening

Report.

13.10. In addition, noting the requirements of Section 29Nl)(#, whereby

the applicant is required to provide to the Board a st&meVlcaTRg how the

available results of other relevant assessmentsd.the Re ,ts\ the environment

carried out pursuant to European Union legBiLoN?UPn the Environmental

Impact Assessment Directive have been Ben NaMnt and are listed in

Appendix A of the EIAR. The dOCuments\=LWrised as follows:

Document: I £9mnnt: Relevant Directives :

Ecological Impact

Assessment prepar ay
Moore Group.

Directive 92/43/EEC, The

Habitats Directive

Appropriat@le iN
Screeni$ pr%@ kB)

M@,IroN

Directive 92/43/EEC, The

Habitats Directive

Directive 2000/60/EC,

EU Water Framework

Directive

bulK Construction

Snl face Water

Management Plan

prepared by Barrett

Directive 92/43/EEC, The

Habitats Directive

Directive 2000/60/EC,

EU Water Framework

Directive
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Mahony Consulting

Engineers

Directive 2007/60/EC on

the assessment and

management of flood
risks

Planning Report

prepared by McGill

Planning Ltd which
includes a Statement of

Consistency & Material

Contravention Statement

Directive 2001/42/EC ,
SEA Directive

Environmental Noise

Survey prepared by

Traynor Environmental

Ltd

Directive 2002/49/EC ,
Environmental Noise

Directive

Outline Construction

Management Plan

prepared by Barrett

Mahony Consulting

Engineers

6irecti„e 2002/49/EC,

Environmental Noise

Directive

Directive 2008/50/EC on

ambient air quality and

cleaner air for Europe

Parking RepoJ4
Residential f;vel nln
prepan&Wtt
Mahony Consulting

Fn&gers

Directive 2008/50/EC on

ambient air quality and

cleaner air for Europe

Construction &

Demolition Waste

FManagement Plan by

Barrett Mahony

Consulting Engineers

Directive 2008/50/EC on

ambient air quality and

cleaner air for Europe
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Infrastructure Report

prepared by Barrett

Mahony Consulting

Engineers

Directive 2007/60/EC on

the assessment and

management of flood

risks

Site Specific Flood Risk

Assessment prepared by

Barrett Mahony

Consulting Engineers

Directive 2007/60/EC oH

the assessment and

management ojflal
risks

N/A Seveso sites in the area

were identified in:

Bluebell Industrial Estate

x 2 – 3.54 km and 3.61

km from the site

Inchicore WoW –N?lin
8 – 3.21 km form the site

JFK tndustRLEst+
3.3Xform the site

SEVESO DIRECTIVE

82/501/EEC, SEVESO ll

HEm/El/82/EC,
SEVESO III DIRECTIVE

2X3/1 8/EU

13.11. The EIA sc8pr\I lrepol)repared by the applicant has under the relevant

themed headjl+cNaBUFe implications and interactions between these

assessm%nthnBosed development, and as outlined in the report states

that tI,aRe Rpma ould not be likely to have significant effects on the

environment.b satisfied that all other relevant assessments have been identified

+k tI\u pals of screening out EIAR.

/2.Xlave completed an EIA screening assessment as set out in Appendix A of

this report.

h 3.13. 1 consider that the location of the proposed development and the

environmental sensitivity of the geographical area would not justify a conclusion that

it would be likely to have significant effects on the environment. The proposed

development does not have the potential to have effects the impact of which would
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be rendered significant by its extent, magnitude, complexity, probability, duration,

frequency or reversibility. In these circumstances, the application of the criteria in

Schedule 7 to the proposed sub-threshold development demonstrates that it would

not be likely to have significant effects on the environment and that an environmental

impact assessment is not required before a grant of permission is considered. This

conclusion is consistent with the EIA Screening Statement submitted with the

application .
LJA

bud

13.14. 1 am overall satisfied that the information required under Section

299B(1)(b)(ii)(11) of the Planning and Development Regulations 2001 )

have been submitted.

13.15. A Screening Determination should be issued confirIaQ thmier+ no

requirement for an EIAR based on the above consideratio\

14.0 Recommendation

Section 9(4) of the Act provides that the 4rd nRR& to:

(a) grant permission for the proposed dev\Fed
(b) grant permission for the propos\aevelopment subject to such modifications to

the proposed development as it @@s in its decision,

(c) grant permission, inA\he proposed development, with or without any

other modification VS bay spl,ify in its decision, or

(d) refuse to g91bpN##the proposed development,

and may W&p permission under paragraph (a), (b) or (c) such conditions it

consl HoNE)ra
U,ipoqJusion,balsider the principle of development as proposed to be acceptable

on this site,Me site is suitably zoned for residential development, is a serviced site,

where alic transport, social, educational and commercial services are available.

The proposed development is of a suitably high quality and provides for a mix of

be- and two-bedroom apartments which are served by high quality communal open

space
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I do not foresee that the development will negatively impact on the existing

residential and visual amenities of the area. Suitable pedestrian, cycling and public

transport is available to serve the development. The development is generally in

accordance with National Guidance and Local Policy (except for height) and is in

accordance with the proper planning and sustainable development of the area.

Having regard to the above assessment, I recommend that section 9(4)(a) age +
of 2016 be applied, and that permission is GRANTED for the developme MdRhe
reasons and considerations and subject to the conditions set out be+

15.0 Reasons and Considerations

Having regard to

(i) the site’s location on lands with a zoning objectiv4LR#ntial development

and the policy and objective provisions in the D&n ciN\aopment Plan 2016 -

2022 in respect of residential developmel#

(ii) the nature, scale and design of the preposed development which is consistent

with the provisions of the Dublin (+nty DMent Plan 2016 - 2022 and

appendices contained therei{I

(iii) to the Rebuilding Ireland Action Plan for Housing and Homelessness 2016,

(iv) the Guidelines for Planning Authorities on Sustainable Residential Development

in Urban Areaskand the acc id#anying Urban Design Manual – A Best Practice

Guide, issue6y the Department of the Environment, Heritage and Local

Government in May 2009,

(v) the SustaNe Urban Housing: Design Standards for New Apartments

p'uiW Planning Authorities, issued by the Department of the Housing and

#niy2 and Local Government, December 2020,

Vavailability in the area of a wide range of social and transport infrastructure,

lvii) to the pattern of existing and permitted development in the area, and

(viii) Chief Executive’s Report and supporting technical reports of Dublin City

Council,

(ix) the comments made at the South East Area Committee meeting,
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(x) to the submissions and observations received,

it is considered that, subject to compliance with the conditions set out below, the

proposed development would not seriously injure the residential or visual amenities

of the area or of property in the vicinity, would be acceptable in terms of urban

design, height and quantum of development and would be acceptable in terms ol

traffic and pedestrian safety and convenience. The proposed development wa,
therefore, be in accordance with the proper planning and sustainable dev4aM of

the area

16.0 Recommended Draft Order

Application: for permission under section 4 of the Plannind hnd Develo©lent

(Housing) and Residential Tenancies Act 2016, in ac&dance with plans and

particulars, lodged with An Bord Pleanala on theeh ofNcr+022 by 1 Terenure
Land Limited.

Proposed Development:

e The provision of 208 no. apartret unitsVsing 104 one-bed units and 104

no. two-bed units within fb@locks. 100 no. car parking spaces are provided

throughout the site and parking for 484 bicycles is also provided throughout the

site. Six motorcycl{arkirN)as are also provided for.

e Vehicular acjc NNkdsting private roadway onto Kimmage Road West.

Communal and pyM)en space is provided throughout the site.

• The application con}ains a statement setting out how the proposal will be

cBistentN,i objectives of the Dublin city Development Plan 2016 - 2022.

lt\Drrad that the proposed apartments have been designed to fully accord

with the Sustainable Urban Housing: Design Standards for New Apartments 2018

We are superseded by the 2020 Guidelines). A full Housing Quality

Assessment is submitted which provides details on compliance with all relevant

standards including private open space, room sizes, storage and residential

amenity areas.
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•

•

The proposed development is accompanied with a Material Contravention

Statement which sets out justification for the proposed development.

Section 16.7.2 of the Development Plan identifies building heights for the city and

identifies a building height cap of 16 metres for residential development in this

location, which is within a 'Low Rise’ area. The proposed development includes]
section which has a height of circa 21 m.

The heights of the blocks that comprise the proposed development exce4hq
16m height referred to in the Development Plan, and therefore it is co&LeN
that this materially contravenes the provisions of Policy SC16, SHUn aIIbi
and Section 16.7.2 of the Development Plan.

•

Decision :

Grant permission for the above proposed developm4jn a\cordance with the said

plans and particulars based on the reasons an+RnsidNtoR under and subject to

the conditions set out below.

Matters Considered :

16.1.1. In making its decisi&he Bon#regard to those matters to which,

by virtue of the Planning ancWNnt Acts and Regulations made thereunder, it

was required to have re@kStich matters included any submissions and

observations receivedF itN9Nnce with statutory provisions.

16.1.2. In£6ming to it$Vision, the Board had regard to the following:

(i) the siqilUIXds with a zoning ,bj,,ti„, f„ R,,id,.ti,I d,„,I,pm,.t
and noNnactive provisions in the Dublin city Development Plan 2016 -

a2&n respq£n mixed-use development,

%)JVscale and design of the proposed development which is consistent

with tWrovisions of the Dublin County Development Plan 2016 - 2022 and

hMdices contained therein,

(iii) to the Rebuilding Ireland Action Plan for Housing and Homelessness 2016,

(iv) the Guidelines for Planning Authorities on Sustainable Residential Development

in Urban Areas, and the accompanying Urban Design Manual – A Best Practice
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Guide, issued by the Department of the Environment, Heritage and Local

Government in May 2009,

(v) the Sustainable Urban Housing: Design Standards for New Apartments

Guidelines for Planning Authorities, issued by the Department of the Housing and

Planning and Local Government, December 2020,

(vi) the availability in the area of a wide range of social and transport infrastrLyRe

(vii) to the pattern of existing and permitted development in the area, and

(viii) Chief Executive’s Report and supporting technical reports of DuI+C]1 1

Council,

(ix) the comments made at the Dublin City South East Areaj;orrbe rr®@
(x) to the submissions and observations received,

(xi) the Inspectors report

Appropriate Assessment (AA):

16.1.3. The Board completed an AFfopriaA,ssessment screening exercise

in relation to the potential effects ojthe probosed development on designated

European sites, taking into acc£urNnature, scale and location of the proposed

development within a suitably zoned a&iequately serviced urban site, the

Appropriate Assessme#Creening Report submitted with the application, the

Inspector’s Reportjn+ubmisqlnsTn file.

16.1.4. UpmpletingUlcreening exercise, the Board adopted the report of

the Inspe®rqKiACM that, by itself or in combination with other development

in theaoNe RgJsed development would not be likely to have a significant

effect on any N)ean site in view of the conservation objectives of such sites.

1l6oxlental Impact Assessment (EIA):

The Board completed an environmental impact assessment screening of the

jroposed development and considered that 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 amended),

identifies and describes adequately the direct, indirect, secondary and cumulative

effects of the proposed development on the environment.
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16.1.5. Having regard to:

• The nature and scale of the proposed development, which is below the threshold

in respect of Class 10(b)(iv) and Class 13 of Part 2 of Schedule 5 of the Planning

and Development Regulations 2001, as amended,

© Class 14 of Part 2 of Schedule 5 of the Planning and Development Regulatiq,ld

2001, as amended,

8 The location of the site on lands governed by zoning objective 21, 'to Mje
provide and improve residential amenities’, in the Dublin city De+bpI,An
2016-2022, and the results of the strategic environmental a@men:@
Dublin City Development Plan undertaken in accordance wiMA Di@tive

(2001 /42/EC),

e The existing use on the site and pattern ofdevel+JenVurr;rIding area,

• The planning history relating to the site,

e The availability of mains water and wqAer servi4 to serve the proposed

development,

+ The location of the developmeCoutsidVsensitive location specified in

article 299(C)(1)(v) of theANld Development Regulations 2001 (as

amended),

• The guidance set wt in the “Environmental Impact Assessment (EIA) Guidance

for Consent A ANdling Sub-threshold Development”, issued by the

Departmen@Environment, Heritage and Local Government (2003),

• The criteria set out in Schedule 7 of the Planning and Development Regulations

4nasNIM), and

e The featd s and measures proposed by applicant envisaged to avoid or prevent

what might otherwise be significant effects on the environment, including

1#sures identified in the Construction and Demolition Management Plan.

it is considered that the proposed development would not be likely to have significant

effects on the environment and that the preparation and submission of an

environmental impact assessment report would not, therefore, be required.
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Conclusions on Proper Planning and Sustainable Development;

16.1.6. The Board considered that, subject to compliance with the conditions

set out below, the proposed development would constitute an acceptable residential

density at this location, would not seriously injure the residential or visual amenities,

of the area or of property in the vicinity, would be acceptable in terms of urban

design, height and quantum of development, as well as in terms of traffic and

pedestrian safety and convenience. The proposal would, subject to conditN
provide an acceptable form of residential amenity for future occupant9

16.1.7. The Board considered that the proposed develop WtbapaMn
the building height parameters, broadly compliant with theAtern)ub{@ @
Council Development Plan 2016 - 2022 and would therefore be in accordance with

the proper planning and sustainable development of \reI
16.1.8. The Board considers that, while a Nof ani&ion for the proposed

Strategic Housing Development would no#ateri®Qntravene a zoning objective

of the Development Plan, it would materi&con Me the plan with respect to

building height limits. The Board c+dders tHing regard to the provisions of

section 37(2) of the PlanningA£h)ment Act 2000, as amended, the grant of

permission in material cM\Mon of the Dublin city Development Plan 2016-2022

would be justified for tInIINp &ons and considerations:

• With regard toj.37(2)(b)(i)©Jproposed development is in accordance with the

definition of Stra@1 Housing Development, as set out in section 3 of the Planning

and Developmenm ing) and Residential Tenancies Act 2016 and delivers on the

GovernmgnNJRM increase delivery of housing from its current under-supply as

# Kin Retjiang Ireland Action Plan for Housing and Homelessness issued in

TuVm
• With#gard to S.37(2)(b)(iii), the proposed development in terms of height is in

bcXdance with national policy as set out in the National Planning Framework,

Epecificatty NPO 13 and NPO 35, and is in compliance with the Urban Development

and Building Height Guidelines, in particular SPPR3
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17.0 Conditions

1. The development shall be carried out and completed in accordance with the

plans and particulars lodged with the application, except as may otherwise be

required in order to comply with the following conditions. Where such conditioN

require details to be agreed with the Planning Authority, the developer shqarel
such details in writing with the Planning Authority prior to commencen£r&

development, or as otherwise stipulated by conditions hereunder?nd a
development shall be carried out and completed in accordar5BWya-the agreed

particulars. In default of agreement the matter(s) in dispute shall b%N rred to

An Bord Pleanala for determination

Reason: in the interest of clarity.

2. The number of residential units perrni#ed by this grant of permission is 208 no.

units in the form of 104 no. one bedro& units and 104 no. two bedroom units.

Reason: in the interests mP
3. a) All elevations sW be fi=hished in brick or similar material but shall not include

the use of self-coloured or coloured render.

b) Details o@terials, colours and textures of all the external finishes to the

proposed building shall be as submitted with the application, unless otherwise

feed inNJg with, the Planning Authority prior to commencement of

d\LopnJt. 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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4. No additional development shall take place above roof parapet level, including lift

motor enclosures, air handling equipment, storage tanks, ducts or other external

plant, telecommunication aerials, antennas or equipment, unless authorised by a

further grant of planning permission.

Reason: To protect the residential amenities of property in the vicinity aMe
visual amenities of the area.

5. Proposals for a development name and numbering scheme mss Nd
signage shall be submitted to, and agreed in writing wi$UheHmng PW
prior to commencement of development. Thereafter, all such names and

numbering shall be provided in accordance with t\9reyscheme.

Reason: in the interest of urban legib/

6. Public lighting shall be provide&accordance with a scheme, which shall include

lighting along pedestrian routes through the communal open spaces, details of

which shall be subrT# to, and agmd in writing with, the Planning Authority

prior to commeILce&nt of ©elament/installation of lighting. Such lighting shall

be provideaB\Vg available for occupation of any apartment unit.

RnNr ELthq&sts of amenity and public safety.

[ aNdabIes associated with the proposed development (such as electrica1,

€le#mmunications and communal television) shall be located

underground. Ducting shall be provided by the developer to facilitate the

provision of broadband infrastructure within the proposed development.

Reason: in the interests of visual and residential amenity.
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8. The road network serving the proposed development, including turning bays,

junction with the public road, parking areas, footpaths and kerbs, access road to

service areas and the undercroft car park shall be in accordance with the detailed

construction standards of the Planning Authority for such works. In default of

agreement the matter(s) in dispute shall be referred to An Bord Pleanala for

determination .

Reason: in the interest of amenity and of traffic and pedestrian safeta

9. (a) The car parking facilities hereby permitted shall be rese M-solely @ve
the proposed development. All car parking spaces shajje a%ned permanently

for the residential development and shall be reserved solely for that purpose.

These residential spaces shall not be utilised for&pther purpose.

(b) Two of the car parking spaces shall be r&lved+ly?or the use by a car

sharing club. The developer shall notiQ theJ®£ning ALthority of any change in

the status of this car sharing club.

(c) Prior to the occupation of AJeveloIMa Parking Management Plan shall

be prepared for the deve4lent and shall be submitted to and agreed in writing

with the Planning An

Reason: URN#luate parking facilities are permanently available to

serve the propos@Nidential units and the remaining development.

10. jminimuN 10% of all car parking spaces should be provided with functioning

ENiiaJg stations/ points, and ducting shall be provided for all remaining car

FaB)g spaces, including in-curtilage spaces, facilitating the installation of EV

Wrging points/stations at a later date. Where proposals relating to the

installation of EV ducting and charging stations/points has not been submitted

with the application, in accordance with the above noted requirements, such

proposals shall be submitted and agreed in writing with the Planning Authority

prior to the occupation of the development. The car parking spaces for sole use
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of the car sharing club shall also be provided with functioning EV charging

stations/ points.

Reason: To provide for and/or future proof the development such as would

facilitate the use of Electric Vehicles

11. A total of 484 no. bicycle parking spaces and room for four cargo bicy XN
be provided within the site. Details of the layout, marking demarcKona
security provisions for these spaces shall be as submitted tonord PI@
with this application, unless otherwise agreed in writinglwith,ma nJ

authority prior to commencement of development.

Reason: To ensure that adequate bicycle p&lg p@ioq is available to serve

the proposed development, in the inteALM transportation.

12. Drainage arrangements includ&he attaMEn and disposal of surface water,

shall comply with the req@ments of the Planning Authority for such works and
servIces.

Reason: IrJBNNil#lic health and surface water

rnanagernent

13. The deveN,mI enter into water and waste water connection agreement(s)

&rish jatZr, prior to commencement of development.

BRon: in the interest of public health.

q4. The site shall be landscaped (and earthworks carried out) in accordance with the

detailed comprehensive scheme of landscaping, which accompanied the
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application submitted, unless otherwise agreed in writing with, the Planning

Authority prior to commencement of development.

Reason: in the interest of residential and visual amenity.

15. (a) The communal open spaces, including hard and soft landscaping, c ark]a
areas and access ways, communal refuse/bin storage, and all areas &nNed
to be taken in charge by the local authority, shall be maintained &IM
constituted management company

(b) Details of the management company contract, andaavbmI A
describing the parts of the development for which the company would have

responsibility, shall be submitted to, and agreed &litir}I with, the planning

authority before any of the residential units 4pade\lila)Ie for occupation.

Reason: To provide for the satisfact+futurAntenance of this development

in the interest of residential arMy.

16. (a) A plan containing details for the management of waste (and, in particular,

recyclable materiaIIwithiNeXvelopment, including the provision of facilities

for the stor UE\wad collection of the waste and, in particular,

recyclable materials and for the ongoing operation of these facilities for each

aparthKNnit sa be submitted to, and agreed in writing with, the Planning

/glority N ter than 6 months from the date of commencement of the

dUo at. Thereafter, the waste shall be managed in accordance with the

Kr%d plan.

#his plan shall provide for screened communal bin stores, the locations and

designs of which shall be included in the details to be submitted.
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Reason: in the interest of residential amenity, and to ensure the provision of

adequate refuse storage.

17. Construction and demolition waste shall be managed in accordance with a

construction waste and demolition management plan, which shall be subm]#
to, and agreed in writing with, the planning authority prior to commenc9p4g

development. This plan shall be prepared in accordance with thejBestBetice

Guidelines on the Preparation of Waste Management Plans fg Construction and

Demolition Projects”, published by the Department of the En kant, HB
and Local Government in July 2006. The plan shall ir&c taiUs #daste to be

generated during site clearance and construction&ase\and details of the

methods and locations to be employed for thu)revNp\jnimisation, recovery

and disposal of this material in accordaIANp$1sion of the Waste

Management Plan for the Region in w&h th4p is situated.

Reason: in the interest of*w.stainable waste management.

18. The construction of the d®@pment shall be managed in accordance with a

Construction M+g\gnt dn, which shall be submitted to, and agreed in

writing wwRe Planning Authority prior to commencement of development. This

plan st@bbrovide det£=fs of intended construction practice for the development,

\WItH g

BS

k5'
1)
d)

bVthe site and materials compound(s) including area(s) identified for the

Etojae of construction refuse;
Location of areas for construction site offices and staff facilities;

Details of site security fencing and hoardings;

Details of on-site car parking facilities for site workers during the course of

construction ;
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e) Details of the timing and routing of construction traffic to and from the

construction site and associated directional signage, to include proposals to

facilitate the delivery of abnormal loads to the site;

D Measures to obviate queuing of construction traffic on the adjoining road

network;

g) Measures to prevent the spillage or deposit of clay, rubble or other debris OJgFS

public road network;

h) Alternative arrangements to be put in place for pedestrians and vehi4N
case of the closure of any public road or footpath during the couw ofa
development works;

i) Details of appropriate mitigation measures for noise, dust and vibratioh*,hnd

monitoring of such levels;

j) Containment of all construction-related fuel and Al within specially constructed

bLInds to ensure that fuel spillages are fully £ontaN, buch bLInds shall be

roofed to exclude rainwater;

k) Off-site disposal of construction/demplition wasteMietails of how it is

proposed to manage excavated soil;

I) Means to ensure that surface&ter runutontrolled such that no silt or other

pollutants enter local surAwater sewers or drains.

m) A record of daily che I,ks that the works are being undertaken in accordance with

the Construction Ifr agN:Nan shall be kept for inspection by the Planning

Authority.

Reas9n: in the @At of amenities, public health and safety.

p.&dev4pment and building works shall be carried out only between the hours

of 0700 to 1900 Mondays to Saturdays inclusive, and not at all on Sundays and

aic holidays. Deviation from these times will only be allowed in exceptional

circumstances where prior written approval has been received from the Planning

Authority.
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Reason: in order to safeguard the residential amenities of property in the

vicinity.

20. Prior to commencement of development, the applicant or other person with an

interest in the land to which the application relates shall enter into an agreem3Jf

in writing with the Planning Authority in relation to the provision of housin£4

accordance with the requirements of section 94(4) and section 96(2) aA(Nrt
v) of the Planning and Development Act 2000, as amended, unle+n exe gR
certificate shall have been applied for and been granted undFebtion 97 of the

Act, as amended. Where such an agreement is not reagJd Mat leeks

from the date of this order, the matter in dispute (other%n a matter to which

section 96(7) applies) may be referred by the PlaNg Authority or any other

prospective party to the agreement to An BoNLean©oF%etermination.

Reason: To comply with the requirem+ of A’ of the Planning and

development Act 2000, as ame&d, andloMhousing strategy in the

development plan of the 4
21. Prior to commence&nt ofareRment, the developer shall lodge with the

Planning AyaNX1#osit, a bond of an insurance company, or other

security to secur©Novision and satisfactory completion and maintenance

until taken in charge by the local authority of roads, footpaths, watermains,

djns, pubN)en space and other services required in connection with the

dihat, coupled with an agreement empowering the local authority to apply

KcFBecurity or part thereof to the satisfactory completion or maintenance of any

Vof 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.
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Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.

22. The developer shall pay to the Planning Authority a financial contribution in

respect of public infrastructure and facilities benefiting development in the aBS
the planning authority that is provided or intended to be provided by or o ahalf
of the authority in accordance with the terms of the Development Cor4uN
Scheme made under section 48 of the Planning and Developme Kcmg!
amended. The contribution shall be paid prior to commenc Mr of development

or in such phased payments as the planning authority££Jay &tate and shall be

subject to any applicable indexation provisions of the Scheme at"Mime of

payment. Details of the application of the terms NLe SVme shall be agreed

between the planning authority and the dev qpr onld Fautt of such

agreement, the matter shall be referr@ to AW d Ple£nala to determine the

proper application of the terms of the\themE

Reason: it is a require@Df the Planning and Development Act 2000, as

amended, that a coHHdtMcontribution in accordance with the

Development Con Iution~ Schd*Be made under section 48 of the Act be applied

to the perrJr igN

kaL–-
Kul q(Brien

Vlng Inspector

1 st September 2022
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h

3ic Housing Developme

//

nq

An
Bord
Plean£la

EIA - Screening Determination for Strate

A. CASE DETAILS

l@ d PIeMla Case
Reference ABP-313043-22

o M
apartment units in the form of 104
oX.bedroom urgts and 104 two-
bedroom units in five blocks, and
all associated car parking, open
spa+ and necessary
infrastructure.

Development Summary

&,s / No
All

1. Has an AA screening
report or NIS been
submitted?

An EIA Screening Report and a
Stage 1 AA Screening Report
was submitted with the
applicationYes

2. Is a IED/ IPC or Waste
Licence (orI&yN
licence) required from the
EPA? if YES has the EPA
commented on the need for
an EIAR?
3. Have any other relevant
assessments of the effects
(in the el#onment which
have a significant bearing on
the+oject been carried out
pursuant to other relevant
Directives – for example
SEA

No

SEA undertaken in respect of the

Dublin City Development Plan
2016 - 2022 and the results of the

Strategic Environmental

Assessment of the plan.
See also Section 14.10 of the

Inspectors Report for details of

Yes
other relevant assessments.
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B. EXAMINATION Yes/ No/ Briefly
Uncertain deseribe the

nature and
extent and
Mitigation
Measures
(where
relevant)
(having regard to
the probability
magnitude
(including
populaUol \lZb
affected)

\

tpacv
h tiaation
I ’ Jas U res
dVhere relevant
specify features
or measures
proposed by the
applicant to
avoid or prevent
a significant
effect

development (including demolition

Is this likely
to result in
significan‘
effects r d
the
envi rl mel i
?

Yes No/
jlncel in

1. Characl
operatiol

construction

The development
In
the
or

comprises the

construction of

residential units

on zoned lands

Five blocks

which vary from
four to six floors

are proposed in
an area
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predominantly

characterised by

two/ three storey
units.

1.2 Will construction.
operation, decommissioning
or demolition works cause
physical changes to the
locality (topography, land
use, waterbodies)?

The proposed

development is
located on a

greenfield/ infill
site within Dublin

Yes City.

Construction
No.

1.3 Will construction or
operation of the project use
natural resources such as
land, soil, water,
materials/minerals or
energy, especially resources
which are non-renewable or
in short supply?

materIals A
tyPlcdHaf SLII JI
ujr )an

aalkpme]
lbhme&a
nArresources
Kcal
biodiversity as a
result of the

development of
the site are not

regarded as

significant in

nature.
Yes No.mm)

ttUse, s\gage , transport,
handling or production of
subs:lance which would be
haUI to human health or
the environment?

Construction

activities will

require the use

of potentially
harmful

materials, such

as fuels,

Yes hydraulic oils and No
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other such

substances

Such use will be

typical of
construction

sites. Any

impacts would be
local and

temporary in
nature and

implementation

of a Conshl
ManIReme\
elan \a/
&?ctojr
\,Mentlal
II As No

#rational
impacts in this

regard are

anticipated .
Construction

activities will

require the use

of potentially

harmful

materials, such

as fuels and

other such

substances and

give rise to waste

for disposal.

Such use will be

1.5 Will the prQject produce
solid waste, release
pollutant©ahy Fn.diLI/
tOXIC /AnomIAMs?

Yes No.
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typical of
construction

sites. Noise and

dust emissions

during

construction are

likely. Such

construction

impacts would be

local and

temporary in

nature and

implelwntatior!

of a Construction

B/mllbeme3
Plan will

satisfactorily

mitigate potential

impacts.

Operational

waste will be

managed via a
Waste

Management

Plan. Significant

operational

impacts are not

anticipated .

No significant

risk identified

Operation of a
Construction

Management

i

LL

L as
L L L

hl

J

1.6 Will the project lead to
asks of contamination of
land or water from releases
of pollutants onto the ground
or into surface waters,
groundwater, coastal waters
or the sea?

No No.
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Plan will

satisfactorily

mitigate
emissions from

spillages during
construction. The

operational

development will
connect to mains

services. Surfacq

water drainage

WIll be seA
to fOLhsew\1 S

@thinNEitel

FNignlflcat
!hl?ndKurlng
oBan are

mipated.
Potential for

construction

activity to give
rise to noise and

vibration

emissions. Such

emissions will be

localised, short

term in nature

and their impacts

may be suitably

mitigated by the

operation of a
Construction

Management

1.7 Will the project cause
noise and vibration or

release of light, heat,JHRlIB£
or electromagnetic
radiation?

Yes No.
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Plan.

Management of
the scheme in

accordance with

an agreed

Management

Plan will mitigate

potential

operational

impacts.

Construction

actIVIty IS in
glve rW to bI
enlssINo snl h
cNo UCtlOl

MRs w(;LId be

te&ry and

localised in

nature and the

application of a

Construction

Management

Plan would

satisfactorily

address potential

impacts on
human health.

No significant

operational

impacts are

anticipated .

1.8 Will there be any risks to
human health, for example
due to water contamination
or air pollution?

LL I

No

No

No.

No.

1.9 Will there be any risk of
major accidents that could
affect human health or the
environment?

No significant

risk having
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regard to the
nature and scale

of development.

Any risk arising
from construction

will be localised

and temporary in

nature. The site

is not at risk of

flooding. There
are no Seveso /

COMAH sh
the viGjnity of this

lqcatioH

ApGa) eAT
of this site as

pAed WIll

HIt in a

change of use

and an increased

population at this

location. This is

not regarded as

significant given

the urban

location of the

site and

surrounding

pattern of land

uses, primarily

characterised by
residential

development.

hl

L JL

1.10 Will the project affect
the social environment
(population, employment)

Yes No.
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1.11 is the project part of a
wider large scale change
that could result in
cumulative effects on the
environment?

Permission was

granted for a
similar

development on
this site. The

proposed

development

provides for one
additional floor

and an increase

in unit numbers.

hl

I L

Lb, L II

Ll

The devetdbiU,

change ha\
been considered

!rNr entBl ty

and will not give

rise to any

%lflcant
additional

lao.

loprnent

effects.
No.

2. Location of proposed de'

2.1 is the propoa
development located on, in,
adjoining or have the
potential to impact on any of
the following:

1. European site (SAC/
SPA/ pSAC/ pSPA)

No European sites

located on the site

An Appropriate

Assessment

accompanied the
n NI + pNHA

3. Designated Nature
Reserve
4. Designated refuge
for flora or fauna
5. Place, site or feature
of ecological interest,
the
preservation/conservati
on/ protection of which
is an objective of a
development plan/ LAP/

application which
concluded the

proposed

development,

individually or in

combination with

other plans or

No projects would not No
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draft plan or variation of
a plan

adversely affect

the integrity of any

designated

European sites.

2.2 Could any protected,
important or sensitive
species of flora or fauna
which use areas on or
around the site, for example:
for breeding, nesting,
foraging, resting, over-
wintering, or migration, be
affected by the proiect?
2.3 Are there any other
features of landscape,
historic, archaeological, or
cultural importance that
could be affected?

2.4 Are there any areas
on/around the location which

contain important, high
quality or scarce resources
which could be affected by
the project, for example:
forestry, agriculture,
water/coastal, fisheries,
minerals?
2.5 Are there any water
resources including surfacg
waters, for example: riv£r$,
lakes/ponds, coastaJP
groundwaters which could
be affected by be project,
particularly in terms of their
volume and flood risk?

No such species

use the site and

no impacts on

such species are

anticipated .No No.

The site is not

within or adjq£ent

No to any such sites. No

Ace arelSsuR
lb,

-BL
featureMPfse in

this urban

bo Ul{Ion
There are no

No.

direct connections

to watercourses in

the area. The

development will

implement SUDS
measures to

control surface

water run-off. The

site is not at risk of

flooding. Potential

indirect impacts

are considered

with regard to

surface water,

No however, no likely No.
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significant effects

are anticipated.

2.6 is the location
susceptible to subsidence,
landslides or erosion?

Site is located in a

built-up urban
location where

such impacts are

not foreseen.No. NcT

2.7 Are there any key
transport routes (e.g.
National Primary Roads) on
or around the location which
are susceptible to
congestion or which cause
environmental problems,
which could be affected by
the project?

The site is served

by a local urban

road network

There are

sustairBble

transpNRtloB
allllkble tNur!
residents. No

Sigarant
contribution to

traffic congestion

is anticipated.h No
2.8 Are there existing
sensitive land uses d
community facilitIes &ch as
hospitals, schoc&c) v®ch
could be afnd athe
:roject?

None adjacent to

No the subject site. No

a,IBthis project together
with existing and/or
approved development
result in cumulative effects
during the construction/
operation phase? would give rise to

significant

cumulativeNo No
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environmental

effects. Some

cumulative traffic

impacts may arise

during
construction. This

would be subject

to a construction

traffic

management plan.

)

3.2 Transboundary
Effects: is the project likely
to lead to transboundary
effects?

3.3 Are there any other
relevant considerations?

No trans-bUry
effects arise.No.

No

No.

No
b

CONCLUSION

MMMMB$
significant effects on the
environment.
Real likelihood of
significant effects on the"
environment.

EIAR Not
Required

Refuse to deal

with the

application

pursuant to

section 8(3)(a) of

the Planning and

Development

(Housing) and

Residential

Tenancies Act

2016 (as
amended)

EIAR Not
Required.Yes

Bi_ $171 % IN ! =4FAM eI gb:$ A NiiBK::CINW I Bl a :%ATll::Ma }aBl a :+llC

Having regard to: -

ABP-313043-22 Inspector’s Report Page 128 of 131



a) the nature and scale of the proposed development, which is below the

threshold in respect of Class 10(b)(iv) of Part 2 of Schedule 5 of the Planning

and Development Regulations 2001, as amended,

b) Class 14 of Part 2 of Schedule 5 of the Planning and Development

Regulations 2001, as amended ,

c) the location of the site on lands governed by zoning objective 21 'To protecl

provide and improve residential amenities’ in the Dublin City Development

Plan 2016 - 2022,

d) The existing use on the site and pattern of development in surroqLdinq

area,

e) The planning history relating to the site,

D The availability of mains water and wastewater servi&erve]a
proposed development,

g) The location of the development outside of any sNP&cation specified

in article 299(C)(1)(v) of the Planning and De\he ,nenXgTlations 2001 (as

amended),

h) The guidance set out in the “EnvironhJtal uB8t Assessment (EIA)

Guidance for Consent Authoritie&gardirMhreshold Development”,

issued by the Department ouRlnment, Heritage and Local Government

(2003),

i) The criteria set out in sch4IN)f the Planning and Development

Regulations 200Xs\Lende£jand
j) The featu Mnd measures proposed by applicant envisaged to avoid or

prevent W&ht otherwise be significant effects on the environment,

inclyn\suMentified in the proposed Outline Construction &

D4olition vB. Management Plan (CDWMP) and Outline Construction

IA,JNH119PPI,n (CMP),

Fc%sidered that the proposed development would not be likely to have

Vcant effects on the environment and that the preparation and submission

of an environmental impact assessment report would not therefore be

required .
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'-'/“t''“'Inspector:
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