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An Bord Pleanala,
64 Marlborough Street,
Dublin 1

Date: 13" May 2024
Our Ref: 23013 BC

Dear Sir / Madam

RE: 157 PARTY APPEAL AGAINST DECISION TO REFUSE PERMISSION FOR A
PLANNING APPLICATION, INCLUDING ENVIRONMENTAL IMPACT ASSESSMENT
REPORT AND NATURA IMPACT STATEMENT, FOR A PROPOSED MIXED USE
DEVELOPMENT INCORPORATING OFFICE, ARTS/CULTURAL/COMMUNITY USE
AND RETAIL/CAFE/RESTAURANT AT 1 NORTH WALL QUAY, DUBLIN 1, D01
T8Y1.

DUBLIN CITY COUNCIL REG. REF.: 3274/24

1.0 INTRODUCTION

On behalf of the applicant, NWQ Devco Limited, Cooney Carey Consulting Limited, Units 15/16
The Courtyard, Carmanhall Road, Sandyford, Dublin 18, we, John Spain Associates of 39
Fitzwilliam Place, Dublin 2, submit a 15t party appeal against the decision of Dublin City Council

dated 16" April 2024 to refuse planning permission for a mixed use development at a site at 1
North Wall Quay, Dublin 1, D01 T8Y1.

Please see enclosed fee of €3,000 for the submission of the 1! party appeal for a commercial
application including an EIAR and NIS.

Additionally, an Oral Hearing is requested and the required fee of €50 is included in this respect.
Section 134 (1) of the Planning and Development Act 2000 (as amended) states:

“The Board may in its absolute discretion, hold an oral hearing of an appeal, a referral under
Section 5 or an application under section 37E.”

It is respectfully requested that An Bord Pleanala hold an Oral Hearing in this instance to assist
further in the provision of a comprehensive understanding of the proposed development in the
relevant planning context and the potential impacts and benefits to the City of the proposal.
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1% Party Appeal — 1 North Way Quay

€ proposal s for a mixed-yse development comprising arts/cultural/communlty facllltles, office
and retail with a GFA of 87,209 Sq.m over 17 no. Storeys. A fyj description of development is
set out in Section 3.0 of this Cover Letter. The Proposed development has been designed to a
high architectyrg) standarg jn accordance with the policies anqg Objectives of the Dublin City
Development Plan 2022-2028

John Spain Associateg Plannlng & Development Consuitants







Ry 1 Party Appeal — 1 North Way Qus
. & interng| area js Proposed to pe Used as gn interactive gallery housing a permanen
exhibition entitled ‘Liffey Experience’ eaturing educationa| and informative content on the

history ang evolution of the City’s primary Watercourse the River Liffey. It js Considered that the

The public Park provides residents with a semi natyra| environment in Which they can play,
Socialise and/or relgx in. It is Considered that the new Space will be significant addition to the
local Community

The Planner'g Report states that ‘the Proposeqd deve/opment is Successfyl jn providing a ney,
/andscaped park /ink/ng to the wider sijte area which js welcome.”

*  Appendix 9: Appeal Response (Transportation) Letter prepared by CS Consulting

* Appendix 10: Appeal Response (Drainage) Letter Prepared by Cs Consuiting inciuding
the foiiowing Appendices:
©  Appendix A: Response to the Floog Risk Comment by Drainage Division

* Appendix 12: Envrronmental Impact Assessment Report - DCc Response to Refusal
preparegd by AWN Consuiting

John Spain Associates Planning & Development camerim———
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(21 SURROUNDING TALL BUILDINGS

Figure 2.4: Relevant Tall Developments (50m+) Existing, Permitted or Proposed in the
Surrounding Area
Liberty Hall: 59m /

17 no. storeys
(existing)

1GQ: 59m /13 no.

Proposed ?f* '| Exo Building: 77m
storeys (existing)

Development: 73.4m §* *| /17 no. storeys

117 no. storeys 2% (existing)

N
".

j I ._&
Capital Dock: 79m
1 22 no. storeys
(existing)

College Square: 82m | Tara Street Station:
122 no. storeys N 88m/ 23 no. storeys

(under construction) [+ /| (permitted)

Source: Google Maps

The above diagram shows the number of tall developments which are existing, permitted or
awaiting decision in the surrounding area. It is clear from the above diagram that there is an
emerging number of tall buildings with a height greater than 50 metres being developed along
the River Liffey.

The subject site located in close proximity to the primary cluster of tall buildings to the southwest
situated around Tara Street Station. Although not directly part of the emerging cluster of tall
buildings adjacent to Tara Street Station, the HTLVIA states that the “four elements means it
forms its own cluster.” The report also states that ‘the proposed development would become
part of the existing group of larger scale buildings in this part of central Dublin.”

John Spain Associates Planning & Development Consultants
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) PROPOSED DEVELOPMENT

3.1 OVERVIEW OF THE PROPOSED DEVELOPMENT

The proposed development will consist of a 17 no. storey over basement commercial building
comprising office accommodation, arts/community/cultural spaces and a retail/café/restaurant
unit. The development is described as follows in the prescribed notices:

“We, NWQ Devco Limited, intend to apply for a 10-year planning permission for development at
a site consisting of the CitiGroup Building, 1 North Wall Quay, Dublin 1, DO1 T8Y1. The site is
bound by North Wall Quay to the south, Commons Street to the west, Clarion Quay/Alderman
Way to the north and an access ramp to the existing basement to the east. The site area is c.
0.88 ha.

The proposed development comprises:

e Demolition of existing 6 no. storey office building and single-level basement;

Construction of a mixed-use development ranging in height from 9 no. to 17 no. storeys in
height (73.4m) over lower ground floor and double basement comprising office
accommodation, arts/community/cultural spaces and retail/café/restaurant uses;

e The development is divided into 4 no. buildings ranging in heights of 12 no. storeys (Block
A), 17 no. storeys (Block B), 10 no. storeys (Block C) and 9 no. storeys (Block D);

e The overall gross floor area of the development comprises 87,209 sq.m. (excluding double
basement of 14,420 sq.m.) including 69,258 sq.m. of office space, 2,371 sq.m.
arts/community/cultural uses and 196 sq.m. of retail/café/restaurant space,

e Office accommodation is proposed at lower-ground floor to 15" floor with 4 no. double-
height office entrance/receptions areas provided at GF level;

e 3 no. internal arts/community/cultural spaces are provided in total. 1 no.
arts/community/cultural space is provided over lower ground and ground floor level in Block
A, 1 no. at 1% floor level with a GF entrance space in Block B and an arts/community/cultural
use with viewing deck is provided at 16" floor level in Block B;

e External arts/community/cultural space will be provided on the new landscaped park located

to the east of the site;

1 no. retail/café/restaurant unit is provided at GF level in Block D;

Outdoor landscaped terraces are provided at 8", 9, 10", 11", 15" and 16" floor level;

Provision of winter terraces at 4%, 6" and 9" floor level;

Provision of a shared atrium between Block B and Block C;

Green roofs and blue roofs are provided across the scheme;

Provision of a double basement comprising 30 no. car parking spaces, 923 no. bicycle

parking spaces, 6 no. motorbike parking spaces and male & female shower and changing

facilities at B1 level and plant across B1 & B2 levels;

e 2 no. car parking spaces located at street level (32 no. total);

e Provision of 2 no. vehicle lifts and 2 no. bike lifts to the basement accessed from Clarion
Quay;

e The development includes the fill and cover of existing access ramp to existing basement
to provide a landscaped park (including external arts/community/cultural space) to the east
of the building connecting North Wall Quay with Clarion Quay. The park will include a
pedestrian link from North Wall Quay to Clarion Quay

e Provision of upgrades to existing public realm within application site including public
footpaths along North Wall Quay, Commons Street and Clarion Quay;

e Al ancillary and associated works to facilitate the development including plant, switch
rooms, generators, water tanks, sprinkler plant, ESB substations, landscaping,
telecommunications infrastructure, utilities connections and infrastructure.

John Spain Associates Planning & Development Consultants
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Environmental Impact Assessment Report and Natura Impact Statement have been
prepared in respect of the proposed development and have been submitted with the planning
application.”

The site is currently occupied by a 6 no. storey office building with the top floor setback from the
building line. It is proposed to demolish the existing building in order to facilitate the high-quality,
modern development suitable for the site’s location within the IFSC and fronting onto the River
Liffey.

The application comprises a 17 no. storey (73.4m tall) mixed-use development of office,
arts/community/cultural uses and a retail/café/restaurant unit above two-levels of basement
accommodating car, bicycle & motorbike parking, shower & changing room facilities and
plantroom equipment.

The new development proposes to positively transform this waterfront location of the established
city block with an exemplar design which is informed by and responds to its riverfront context.
The design seeks to provide a significant gain to the urban area in terms of design quality,
streetscape vibrancy and activation, social & cultural interests and the creation of best-in-class
contemporary workplace.

The application includes the redevelopment of the curtilage of the site, including the creation of
a new landscaped community park, works to existing footpaths and ground level car parking
bays to provide an upgraded public realm and pedestrian experience in the vicinity of the
application site.

John Spain Associates Planning & Development Consultants
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gure 3.1: CGI of Proposed Development from Sir John Rogerson Qua
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Source: Henry J Lyons Architects

3.2 ARTS / COMMUNITY / CULTURAL SPACES

It is proposed to provide 3 no. internal arts/community/cultural spaces throughout the building.
These spaces are described in detail below.

3.21 LOWER-GROUND, GROUND AND FIRST FLOOR

It is proposed to provide 1 no. space to the rear of the building located across ground and lower-
ground floor. It is proposed that this space will be occupied by the Gaiety School of Acting. This
space will be accessed from a dedicated doorway from the existing laneway to the north of the
building which provides a pedestrian connection between Commons Street and Alderman Way.
A lightwell is provided to the west of the unit fronting Commons Street which will allow light
access into the lower-ground floor area of the space.

John Spain Associates Planning & Development Consultants
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( jure 3.2: Extract from the Ground Floor Plan
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Source; Henry J Lyons

There is an additional arts/community/cultural space located at 1% floor level. This space will be
used as part the ‘Liffey Experience’ which includes the viewing deck detailed below. The section
of the ‘Liffey Experience’ at 15t floor level will consist of an exhibition area and foyer to the 16"
floor. Lifts leading to the 16™ floor interactive gallery and viewing deck are also accessed from
this floor. This space is accessed via a ground floor entrance from North Wall Quay with stairs
and a lift leading to the 1%t floor space. A double height space is provided above the entrance to
the space with light accessing the space at 1% floor level through the shared atrium.

3.2.2 ‘LIFFEY EXPERIENCE’

The third internal arts/community/cultural space consists of an interactive public gallery and
viewing deck located at 16" floor level (17" storey). The interactive public gallery and viewing
deck will include an external landscaped terrace which will provide panoramic views over the
River Liffey and South Dublin City towards the Wicklow Mountains. This floor of the ‘Liffey
Experience will be accessed by the stair and lift core located within Block B.

The proposed use of the internal space is an interactive gallery housing a permanent exhibition
entitled ‘Liffey Experience’ featuring educational and informative content on the history and
evolution of the city’s primary watercourse, the River Liffey. The external space will be a
landscaped viewing terrace providing 180 degree uninterrupted views across the east, south
and west of Dublin.

John Spain Associates Planning & Development Consultants
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( yure 3.3: Views from 16" floor ar_tslculturallcommunity use

.y

Source: HTLVIA (City Designer)

It is considered that the ‘Liffey Experience’ at 16t floor level will form_ a_sigqificant public gain t'o
the entire city as part of the arts/community/cultural uses_propc_ased within this development. Th!s
space will provide unrivalled views across the city and is _belleved to become one of ?he city’s
most important visitor and popular tourist destinations, similar to other European cities mcludmg
London, Paris and Berlin. The HTVLIA states that this space could be “an exceptional public
facility.”

John Spain Associates Planning & Development Consultants
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| jure 3.4: Liffey Experience Viewing Deck

g
Source: Henry J Lyons Architects

3.2.3 EXTERNAL SPACE

It is also proposed to provide an external arts/community/cultural space in the form of a new
landscaped park to the east of the building which will connect North Wall Quay with Clarion
Quay. The external space accounts for 23% of the total arts/community/cultural uses proposed
as part of the development which is considered compliant with objective CUO25 of the
Development Plan and provides a good variety of uses throughout the site.

The provision of the new landscaped park will require the fill and cover of existing ramp access
to the existing basement below the building. A new access to the basement will be provided
from Clarion Quay via vehicle lifts. The existing street is blocked from the south by unmanaged
planting.

The landscaped park will be for pedestrians only and will include outdoor seating in addition to
those available for the proposed retail/café/restaurant unit. The landscaped park will also include
ornamental planting, pocket play areas (chess tables), social areas, and ornamental planting.
There will also be a number of bike stands along the footpath to the south. It will also provide a
new pedestrian link from North Wall Quay to Clarion Quay increasing permeability in the area.
The landscaped park is described in Section 4.3 below and the Landscape Design Statement
prepared by Cameo + Partners.

The key route flows through the space, connecting the north to the south of the development.
This major axis through the space links the scheme with the wider site area, and provides the
public with a high quality pedestrian route. The public pocket park provides residents with a semi
natural environment in which they can play, socialise and/or relax in. It is considered that the
new space will be significant addition to the local community.

John Spain Associates Planning & Development Consultants
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gure 3.5: New Landscaped Park to the East
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3.3 PUBLIC REALM

3.31 ADDITIONAL PUBLIC REALM UPGRADES

In addition to the new landscaped park to the east of the building, the following public realm
upgrades are proposed at ground floor level surrounding the building. Proposals to the public
realm which front onto North Wall Quay include 2 no. lowered courtyards which will be accessed
from within the building at lower ground floor level, recessed tree planting, bicycle stands and

additional seating tor the retail/café/restaurant unit.

Please refer to the Landscape Design Statement prepared by Cameo & Partners for further

details on landscape proposals.

John Spain Associates
14

Planning & Development Consultants






18t Party Appeal — 1 North Wall Quay

Jure 3.6: Public Realm Upgrades along North Wall Quay
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3.4 AMENITY SPACES

Landscaped terraces and winter terraces are provided at various levels throughout the building.
These terraces are summarised below and described in further detail in the Architectural Design
Statement prepared by HJL and the Landscape Design Statement prepared by Cameo +
Associates.

3.41 LANDSCAPED TERRACES

Landscaped terraces are located at 8", 9 10" 11" 15" and 16" floor level on various
elevations of the building. The approach to the roof levels across the development has been to
maximise the potential for accessible roofs for the benefit of users wherever possible. In addition
to the accessible roofs, a framework of biodiverse roofs have also been achieved which will
contribute to the provision of green infrastructure and micro-climatic benefits.

The general approach creates garden-esque spaces which are both inviting and stimulating for
residents. These provide visual amenity from adjacent apartments and above, and physical
amenity to be enjoyed by all within lush, landscaped gardens. The larger amenity terraces offer
a series of interconnected spaces via paths and walkways with a strong connectivity with the
internal amenity. The key design principles of the amenity terraces as set out in the Landscape
Design Statement are:

Maximise useable outdoor space.
Provide flexible spaces.

Lightweight materials and plant medium.
Provide ecological enhancements.

There are various different elements associated with each terrace which are described in further
detail in the Landscape Design Report prepared by Cameo + Associates. Some of the key
elements include ornamental planting, chess table, rooftop gym, rooftop barbeque area with
pergola structure, sun loungers, benches and additional seating areas.

John Spain Associates Pianning & Development Consultants
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( Jgure 3.7: Upper Floor Amenity Terraces
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3.4.2 WINTER TERRACES

Winter terraces are also proposed at 4™, 6" and 9" floor levels. These will be accessed via the
office accommodation located on the respective floors. The winter terraces will be double-height
spaces and provide outdoor sofa seating, ornamental planting in raised planters, tables and
chairs for seating, integrated planter bench and planter pots of varying sizes. These winter
terraces will be enclosed with a perimeter glazing system. The below provides an indicative
image of a winter terrace.

John Spain Associates Planning & Development Consultants
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Source: Cameo & Partners

3.5 FINISHES AND MATERIALS

The four elements of the proposed development are different interpretations of a glass and
aluminium framed architectural language. Elements 1, 2 and 4 are anodised off-white while
element 3 is a bronze colour. Each expresses a double floor vertical grid while element 4 has
also a triple floor reading.

A typical fagade bay is proposed to provide off-white/grey colour vertical and horizontal facade
fins on Blocks A, B & D, while providing a bronze colour vertical and horizontal fagcade fins on
Block C. In regard to the office curtain walling, unitised curtain walling with integrated projecting
fins are proposed. Cantilever screen will be provided to the terraces with a continuation of the
glazing system from the typical office zones with cantilever steel sections painted to
‘architectural steel’ quality.

The winter garden curtain walling will consist of a continuation of the glazing system from the
typical office zones with vertical steel sections spanning double-height space and set-back from
the typical fagade plane.

The facade detail at ground and 1% floor levels will consist of glass-to-glass joints, typically 2
storey high stick system curtain wall with toggle glazed glass-to-glass joints. At locations with
glass-to-glass joints and glass fins, there will be typically 2 storeys high stick system curtain wall
with toggle glazed glass-to-glass joints, utilising stainless steel profiles structural silicone
bonded to vertical laminated glass fins.

John Spain Associates Planning & Development Consultants
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e cantilever screen at 1%t floor level will consist of a continuation of the glazing system from
the typical office zones but with cantilever steel sections contained with the aluminium fin
construction. These will be propped by diagonal machined stainless steel compression rods.

Please refer to the Architectural Design Statement prepared by Henry J Lyons for further details.

Figure 3.9: Evening CGl of the Proposed Development

a1
o ™

)

Source: Henry J Lyons Architects
3.6 DURATION OF PERMISSION

A 10 year permission is sought having regard to the complexities around the delivery of a
building and the current impacts on the supply chain being experienced by the construction
industry. The extended duration of the permission would allow for such potential constraints on
the delivery of the development if permitted.

3.7 ACCESS AND CAR PARKING

Vehicular access to the basement car park will be via 2 no. vehicle lifts accessed from Clarion
Quay to the northeast corner of the site. The lift will operate using a traffic light control system
at the location of the Clarion Quay access, to inform assigned basement car parking users of
the availability of a car lift. A full assessment of the access arrangements are set out in the
Traffic and Transport Assessment prepared by CS Consulting Engineers. A total of 30 no. car
parking spaces are provided at basement -1 level which includes 3 no. accessible parking
spaces, one of which is capable of facilitating EV charging. An additional 2 no. car parking
spaces are provided at street level on Clarion Quay.

50% (15 no.) of the basement car parking spaces will include EV charging points with the other
50% ‘future-proofed’ to provide EV charging points in the future in line with Development Plan
standards. 6 no. motorbike spaces are also provided at basement -1 level in line with
Development Plan standards at a rate of 20% of the car parking spaces.

John Spain Associates Pianning & Development Consultants
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I. BICYCLE PARKING

The proposed development shall provide for a total of 980 no. bicycle parking spaces consisting
of 937 no. long-term bicycle parking spaces, including 12 no. spaces for cargo bikes (or other
non-standard cycles), shall be located in secure dedicated bicycle stores at basement level -1,
accessed via 2 no. dedicated bicycle lifts. An additional 43 no. short-stay bicycle spaces,
including 1 no. cargo bike space, shall be located at surface level. A bicycle repair station is also
provided at basement level -1.

The table below taken from the Traffic and Transport Assessment prepared by CS Consulting
Engineers outlines how the proposed development complies with the standards of the
Development Plan for bicycle parking provision.

Figure 3.10: Bicycle Parking Provision

Dev. Plan Min. Parking Proposed
tand Use Minima Sl M Provision Provision
Long Term Bicycle Parking

Y 1 space :
Offices per 75m? GFA | 69,258m? GFA 923 spaces 923 spaces
Retail | per 5 staff 10no. staff§ 2 spaces 4 spaces
Community | e
! £ §
Centre I per 5 staf 10no. staff 2 spaces 10 spaces
Sub-Total 927 spaces 937 spaces
Short-Stay Bicycle Parking
Offices TBDPA ™ nfa n/a 17 spaces
: 1 space per -
Retail 100m2 GFA 196m? GFA 2 spaces 2 spaces
Community 1 space per &
Centre 100m? GFA 2.371m2 GFA 24 spaces 24 spaces
Sub-fotal 26 spaces 43 spaces
Total Bicycle Parking
TOTAL 953 spaces 980 spaces

Source: CS Consulting

The proposed development also provides for shower and changing facilities at basement -1
level in close proximity to the bicycle parking areas. The development is required to provides 71
no. showers for staff use as outlined in Appendix 5 of the Development Plan. The development
provides for 71 no. shower stalls and 4 no. toilet cubicles, with a separate accessible
shower/changing room also provided, containing an additional shower and toilet.

923 no. storage lockers are provided within the staff shower and changing areas, and a drying
room for clothing and equipment is provided adjacent to the shower and changing facilities.
These facilities have been provided in proximity to bicycle parking spaces.

3.9 MOTORCYCLE PARKING
The development incudes for 6 no. motorcycle parking spaces, located at basement level -1 in

line with Development Plan standards as outlined in the table below. Suitable rails, hoops or
posts shall be provided at this location, to secure motorcycles using a chain or similar device.

John Spain Associates Planning & Development Consultants
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Figure 3.11: Motorcycle Parking Provision

Proposed Standard Required Motorcycle Spaces Motorcycle
Car Parking Provision Proportion Required Spaces Proposed
32 spaces 5% 2 b

Source: CS Consulting
3.10 BASEMENT

The proposed development provides for 2 no. levels of basement which will accommodate car,
bicycle & motorbike parking as well as plant and services for the building. A Basement Impact
Assessment has been prepared by CS Consulting Engineers which accompanies this
application. Please refer to this assessment for details regarding the impact of the basement.

John Spain Associates Planning & Development Consultants
20






15t Party Appeal — 1 North Wall Quay

) GROUNDS FOR APPEAL
4.1 REASONS FOR REFUSAL NO. 1
The first reason for refusal issued by Dublin City Council for the proposed development was:

“The proposed development by virtue of its height and excessive bulk and scale would constitute
an insensitive form of development adjacent to existing residential development, resulting in a
significant and unacceptable loss of daylight/sunlight and resultant overshadowing to these
properties and amenity areas, adversely impacting their residential amenity. The proposed
development would therefore set an undesirable precedent, would devalue properties in the
vicinity, and would be contrary to the proper planning and sustainable development of the area.”

41.1 HEIGHT AND SCALE OF THE BUILDING

A document prepared by John Spain Associates, Henry J Lyons Architects and City Designer
is submitted with this appeal which further addresses Table 3 and Table 4 of the Appendix 3 of
the Dublin City Development Plan 2022-2028. The purpose of this document is to demonstrate
in a single document how the proposed development is compliant with the performance criteria
outlined in Table 3 for a building of increased height, and Table 4 for a tall/landmark building.
This document draws on the comprehensive range of documentation already submitted with the
application which addresses the provision of Table 3 and Table 4, for ease of reference to the
Board, while also responding to the City Council’'s assessment of the application. Please refer
to this document for further details on how a tall/landmark building is suitable on this site.

41.2 DAYLIGHT/SUNLIGHT IMPACTS
4.1.2.1 Impact on Residential Units
The DCC Planner’s Report states the following:

“Further, the windows of the blocks analysed are limited to the nearest section of the building to
the site and do not include the existing balcony areas including those adjacent the amenity area
which are likely to be affected by the proposed development. The Applicant has not provided a
comprehensive analysis as was requested at the pre application consultation meeting. All
windows fronting the amenity space including balconies which will be affected by the proposed
development should have been assessed. This concern has also been raised by residents of
the Clarion Quay apartments who believe they will be severely negatively affected in terms of
loss of daylight, sunlight and overshadowing by the proposed development.”

A Daylight, Sunlight and Overshadowing Assessment was prepared by BPC Engineers and
submitted at application stage. The report assessed the southern apartments in Blocks 8 & 12
and the western facing apartment in Blocks 1-3 as illustrated below:

John Spain Associates Planning & Development Consultants
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1
—a

(  gure 4.1: Sections of Surrounding Buildings assess at Application Stage
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Source: BPC Engineers — Daylight, Sunlight and Ovrsadowing Assesenf

The assessment concluded the following at application stage:

“This report was complete to assess the sunlight daylight performance from a planning
perspective of the proposed commercial office at INWQ.

The results show that the proposed development effect has predominantly being limited to a
small number of bedrooms which will have a minor adverse impact with respect to access to
skylight and access to sunlight.

The effect of the proposed development has been limited to bedrooms of four apartments within
Block 12 and Block 2 which will have a noticeable reduction in daylight.

However, given the current daylight levels in the apartments affected are currently low one could
assume artificial lighting would likely to be predominantly used which will continue to be the case
after the proposed development.”

An additional assessment has been prepared by BPC Engineers in response to the assessment
of the application by the City Council and submissions on the application and is submitted as
Appendix 7 of this appeal. The document assesses windows fronting the amenity space
including balconies and states the following in relation to daylight:

“In interpreting the results below it is important to be aware of section 2.2.13 of the BRE guide
which states” Existing windows with balconies above them typically receive less daylight.
Because the balcony cuts out light from the top part of the sky, even a modest obstruction
opposite may result in a large relative impact on the VSC, and on the area receiving direct
skylight.”
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hen we take this into account the effect on the existing neighbouring buildings is limited to a
handful of bedroom windows. Overall, we believe this confirms the proposed building has been
designed with due consideration for daylight to existing neighbouring dwellings and meets many
of the recommendations as set out in the BRE Guide — BR 209 “Site Layout Planning for Daylight
and Sunlight, A guide to good practice (2022).”

In conclusion the report states:

“The results show that the proposed development effect has predominantly being limited to a
small number of bedrooms which will have a minor adverse impact with respect to access to
skylight and access to sunlight.

The effect of the proposed development has been limited to bedrooms of four apartments within
Block 12 and 2 apartments within Block 2 which will have a noticeable reduction in daylight.

However, given the current daylight levels in the apartments affected are currently low one could
assume artificial lighting would likely to be predominantly used which will continue to be the case
after the proposed development.

The existing neighbouring amenity space tested confirms that 50% of the area should receive
at least two hours of sunlight on 21 March. Therefore, the existing neighbouring amenity space
achieves the BRE’s recommendation for sunlight and should appear adequately suniit
throughout the year.

Overall, the development has been designed with due consideration for sunlight and daylight.
BPC Engineers believe the proposed development performs at an exemplar level for a scheme
of this scale and meets many of the recommendations as set out in the BRE Guide — BR 209
“Site Layout Planning for Daylight and Sunlight, A guide to good practice (2022).””

4.1.2.2 Impact on Amenity Space

The DCC Planner's Report similarly states the following with regards to the impact of the
proposed development on the nearby residential amenity space:

“It is noted that the level of shadow cast by the proposed development on the 21st March from
12pm onwards spills considerably deeper into the courtyard amenity space shared by Block 8
and 12 than the existing building and this is reflected by the VSC results which show that where
100% of the existing neighbouring amenity space currently receives at least 2 hours of sunlight
on March 21st, this is reduced to 50% of the amenity space as a result of the proposed
development. There are very serious concerns in relation to the reduction of sunlight in this
regard which will impact negatively on the residential amenity space currently enjoyed by the
residents of Blocks 8 and 12.”

The Daylight, Sunlight and Overshadowing Assessment submitted at application stage states
the following:

“The results above show that 100% of the existing neighbouring amenity space currently
receives at least 2 hours of sunlight on March 21 which reduces to 50% after the proposed
development.

The analysis shows 50% of the amenity area receives at least 2hrs of sunlight on March 21
before and after the proposed development and therefore achieves the recommendations within
the BRE Guide.”
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.2.3 Sunlight to Proposed Landscaped Park

The Planner’'s Report noted that the levels of sunlight had not been assessed within the
application. This exercise has been undertaken as part of the BPC appeal report, which states:

“As part of the proposed development a park is created to the east of the proposed building.
The BRE guide recommends that amenity spaces should receive at least 2 hours of sunlight on
March 21st to at least 50% of their amenity space. The proposed park achieves 64.07% and
therefore it can be said it therefore achieves the recommendations within the BRE Guide.”

4.1.3 POTENTIAL REVISIONS TO THE SUBMITTED SCHEME

As part of this appeal, potential revisions to the eastern elevation through the incorporation of
set backs are illustrated in drawings and Architectural Design Statement prepared by Henry J.
Lyons. Such revisions may be incorporated by condition, should the Board share the concerns
of Dublin City Council.

The potential wording of this condition is set out below:

Prior to the commencement of development, the developer shall submit revised drawings to
the planning authority for agreement, setting back levels 06, 07 and 08 by 8.7m from the
eastern elevation.

Additionally, the potential revisions to the massing have been tested with respect to potential
impacts on sunlight and daylight in the accompanying BPC report.

4.2 REASON FOR REFUSAL NO. 2
The second reason for refusal issued by Dublin City Council for the proposed development was:

“The proposed development would constitute an overly dominant form causing serious injury to
the visual amenities of the Liffey Quays; a (red hatched) Conservation Area. The proposed
development would contravene Policy BHA9, Policy SC17, Section 15.2.2.2 and Appendix 3
Section 6.0 Guidelines for Higher Buildings in Areas of Historic Sensitivity of the Dublin City
Development Plan 2022-2028, adversely impacting key views and vistas along the river corridor
and the amenities of properties in the vicinity. The proposed development would therefore be
contrary to the Z5 zoning objective and to the proper planning and sustainable development of
the conservation area.”

4.21 VISUAL AMENITIES OF THE LIFFEY QUAYS

The reason for refusal states that “the proposed development would constitute an overly
dominant form causing serious injury to the visual amenities of the Liffey Quay.”

The impact on the visual amenities of the Liffey Quays is dealt with in the responses to the
policies listed below.

4.2.2 CONTRAVENTION OF DEVELOPMENT PLAN POLICIES

The reason for refusal states that “the proposed development would contravene Policy BHA9,
Policy SC17, Section 15.2.2.2 and Appendix 3 Section 6.0 Guidelines for Higher Buildings in
Areas of Historic Sensitivity of the Dublin City Development Plan 2022-2028, adversely
impacting views and vistas along the river corridor.”

4.2.2.1 Policy BHA9
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Policy BHA9 of the Development Plan states the following:

“To protect the special interest and character of all Dublin’s Conservation Areas — identified
under Z8 and Z2 zoning objectives and denoted by red line conservation hatching on the zoning
maps. Development within or affecting a Conservation Area must contribute positively to its
character and distinctiveness and take opportunities to protect and enhance the character and
appearance of the area and its setting, wherever possible. Enhancement opportunities may
include:

1. Replacement or improvement of any building, feature or element which detracts from the
character of the area or its setting.

2. Re-instatement of missing architectural detail or important features.

3. Improvement of open spaces and the wider public realm and reinstatement of historic routes
and characteristic plot patterns.

4. Contemporary architecture of exceptional design quality, which is in harmony with the
Conservation Area.

5. The repair and retention of shop and pub fronts of architectural interest.

6. Retention of buildings and features that contribute to the overall character and integrity of
the Conservation Area.

7. The return of buildings to residential use.

Changes of use will be acceptable where in compliance with the zoning objectives and where
they make a positive contribution to the character, function and appearance of the Conservation
Area and its setting. The Council will consider the contribution of existing uses to the special
interest of an area when assessing change of use applications, and will promote compatible
uses which ensure future long-term viability.”

The surrounding IFSC and North Lotts area has undergone significant redevelopment and
regeneration over recent years. The existing building on site was constructed prior to the
majority if the surrounding redevelopment which has taken place. It is considered that the
redevelopment of the site will be a significant improvement on the existing building which
currently provides solely for office accommodation.

The existing site does not incorporate any buildings of historic or architectural significance or
any buildings formerly in residential use or shop or pub front of architectural interest. It is a long-
established commercial location in the city centre. The only directly related relevant
‘enhancement opportunities’ are those listed in points 3 and 4 of the list in Policy BHA9 above.
These are:

3. Provision of a new landscaped park to the east of the building which will provide a new
connection between Clarion Quay and North Wall Quay while also providing a social space
for the surrounding community.

4. Provision of a carefully considered building form which responds to its docklands riverfront
setting — recognising and contributing positively to the local streetscape character and
public realm, whilst on a wider scale the proposed design aims to make a valuable
contribution to the Dublin cityscape — marking a strategic location where the river widens
towards it's estuary with the Irish Sea.

These opportunities have been strongly responded to in the proposed development as is
explained in the application and appeal documents.

The proposal will incorporate a mix of uses such as office, arts/community/cultural uses and
retail/café/restaurant use. The high-density development is being provided within walking
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stance of high-quality, high-capacity public transport which is in accordance with national and
regional policy guidance. It is considered that the proposed development will provide significant
improvements to the surrounding, particularly through the provision of a significant new public
amenity in the ‘Liffey Experience’ interactive public gallery and a viewing deck at 16" floor level.

The Response Document prepared by City Designer and included as Appendix 6 of this 1%t party
appeal notes Chapter 9.0 of the HTLVIA submitted with the planning application which assessed
the heritage assets in the immediate surroundings and in the wider setting. The response
document states that “the assessments show that the prominence of the proposed development
creates no adverse effects to the significance or settings of the nearby protected structures and
Conservation Areas (see paragraphs 9.6-9.10 of the HTLVIA). In fact the proposed
development would enhance the significance of the River Liffey corridor of the conservation
area owing to its exceptional design quality and special position in a transitional river setting
from the ancient quays to the ‘modern’ docks. The proposed development has been
appropriately designed in relation to its riverside setting without harming the character of the
quays.”

The response document includes the following extract from the HTLVIA:

“The development site at a point of change where the river widens and becomes formal with
parallel quays. The transition is from the ancient quays to the ‘modern’ docks. The tight urban
grain of the quays is replaced by a more appropriate scale and larger public spaces. The new
building will provide a stronger, more coherent context for the protected structures tht stand
within the vicinity of the site along North Wall Quay and will become part of the emerging
townscape of larger scale building both inside and outside the Conservation Area.”

The response document again states that “the proposed development would therefore enhance
the character of the conservation area and, therefore, its significance at this point of the quays.”
The document notes that “the proposed undulating plan to the south edge of the development
improves the public realm of the quays, makes a more active frontage and enhances the
character by making the single existing building four distinctive elements of architecture.”

4.2.2.2 Policy SC17
Policy SC17 of the Development Plan states the following:

“To protect and enhance the skyline of the city, and to ensure that all proposals with enhanced
scale and height:

e follow a design led approach;

e include a masterplan for any site over 0.5ha (in accordance with the criteria for assessment
set out in Appendix 3);

e make a positive contribution to the urban character of the city and that responds positively
to the existing or emerging context;

e deliver vibrant and equitable neighbourhoods that are walkable, compact, green,
accessible, mixed and balanced;

e do not affect the safety of aircraft operations at Dublin Airport (including cranage); and

e have regard to the performance-based criteria set out in Appendix 3.

All new proposals in the inner city must demonstrate sensitivity to the historic city centre, the
River Liffey and quays, Trinity College, the cathedrals, Dublin Castle, the historic squares and
the city canals, and to established residential areas and civic spaces of local and citywide
importance.”
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| 1e above policy refers to the performance-based criteria which is set out in Appendix 3 of the
Development Plan. The criteria set out in both Table 3 and Table 4 of Appendix 3 have been
addressed in a separate document which is included with this appeal as Appendix 2. Please
refer to this document for further details.

The response document prepared by City Designer states the following in response to the above
policy:

“The proposed development will comply with the criteria for exceptional cases at Appendix 3 of
the Development Plan by contributing to the legibility of this part of the Liffey Quays and making
a positive contribution to the skyline, as well as complying with the performance criteria at Table
4. The proposed development will offer a unique landmark office building and a beneficial public
realm and public access. The local area will be reinvigorated, increasing pedestrian legibility,
and adding sense of place to this popular location in the city. While not a site allocated for a tall
building, the exceptional architecture being proposed is justified under the provision in Table 4
of Appendix 4 of the Development Plan.”

4.2.2.3 Section 15.15.2.2 of the Development Plan
Section 15.15.2.2 of the Development Plan states the following:

“Conservation Areas include Z8 (Georgian Conservation Area) and Z2 (Residential
Conservation Area) zones, as well as areas identified in a red hatching on the zoning maps
which form part of the development plan. These red-hatch areas do not have a specific statutory
protection but contain areas of extensive groupings of buildings, streetscapes, features such as
rivers and canals and associated open spaces of historic merit which all add to the special
historic character of the city.

All planning applications for development in Conservation Areas shall:

o Respect the existing setting and character of the surrounding area.

e Be cognisant and/ or complementary to the existing scale, building height and massing of
the surrounding context.

e Protect the amenities of the surrounding properties and spaces.

e Provide for an assessment of the visual impact of the development in the surrounding
context.

e Ensure materials and finishes are in keeping with the existing built environment.
Positively contribute to the existing streetscape Retain historic trees also as these all add
to the special character of an ACA, where they exist.

Further guidance on Conservation Areas is set out in Chapter 11 Section 11.5.2”

As stated in responses to Policy BHA9 the surrounding IFSC and North Lotts area has
undergone significant redevelopment and regeneration over recent years. The existing building
on site was constructed prior to the majority if the surrounding redevelopment which has taken
place. It is considered that the proposed redevelopment of the existing building would be in
keeping with similar redevelopment which has taken place in the surrounding area in recent
years.

A Visual Impact Assessment has been provided by City Designer at application stage and
includes in the HTLVIA. The assessment examines a significant number of key views and vistas
around the city. The City Designer response document states that “the key views mentioned
are not likely to be significantly impacted other than by the addition of a high-quality prominent
building which is intended to invite public participation at the top of the highest part.”

John Spain Associates Planning & Development Consultants
27






1t Party Appeal — 1 North Wall Quay

The material and finishes used on the proposed development are described in the DCC
Planner’s Report as follows:

“The Planning Authority consider the finishes and materials to be of a relatively high standard
and the interaction of the building at streetlevel with its angular form and ‘movement’ will provide
visual interest along the quayside.”

There are no historic trees removed as part of the proposed development.

In response to the Section 15.15.2.2 of the Development Plan, the City Designher response
document states that “due to the emerging townscape of larger scale buildings both inside and
outside the Conservation Area, the proposed development would provide a more coherent
context for the protected structures in the proximity of the site at North Wall Quay.” The response
document also states that “the assessments show that the proposed development creates
moderate and positive effects to the River Liffey and Quays character area.” The response
document also highlights the below extract from the HTLVIA:

“The sensitivity of this character area, as a combination of its value and susceptibility to change,
is medium, the development site being adjacent to a part of the character area that has
undergone significant change in recent years. The proposed development would be a high-
quality and elegant addition to North Wall Quay that would feature in views from the River Liffey
corridor, its bridges and quays. It has been conscious intention of the design team to produce a
design which enhances the character of the Liffey Quays and it is considered that this has been
successful. The proposed development’s articulation of the plan to the south onto the river
enhances the public realm. In relation to the character area as a whole, the magnitude of change
is deemed to be medium. The likely effect of the proposed development on the character area
is considered, therefore, to be moderate and positive.”

4.2.2.4 Appendix 3, Section 6.0 — Guidelines for Higher Buildings in Areas of Historic
Sensitivity

The City Designer response document notes that “the development site is at a point of change
in the quays where the townscape transitions from historical to modern.” The response
document also goes on to state the following:

‘It is debatable as to whether the site is within a historic setting since all the buildings
surrounding it ae of late 20h century origin. Clearly these sites have a history but it is only evident
within the open space of the Liffey Quays, which do not require a specific neighbouring height
of building for their significance to be seen and appreciated.”

Section 6.0 of Appendix 3 is addressed in Appendix 2 of this document. The document
addresses both Table 3 and Table 4 of Appendix 3 of the Development Plan 2022-2028. Please
refer to this document for further detail.

4.2.2.5 Contravention of the Zoning Objective
The subject site is zoned Z5 ‘City Centre’ under the Plan. The Land-Use Zoning Objective for
the site is “to consolidate and facilitate the development of the central area, and to identify,

reinforce, strengthen and protect its civic design character and dignity.”

Office, artistic, creative, community, cultural uses and shop uses are all permissible under the
Z5 zoning.
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(
Figure 4.2

: anng Map with Subject Site approximately outllneilln red

Source: Dublin City Development Plan 2022-2028

The Development Plan states that the primary purpose of this use zone is to sustain life within
the centre of the city through intensive mixed-use development. The strategy is to provide a
dynamic mix of uses which interact with each other, help create a sense of community, and
which sustain the vitality of the inner city both by day and night. Ideally, a mix of uses shouid
occur both vertically through the floors of buildings as well as horizontally along the street
frontage. A general mix of uses e.g. retail, commercial, residential will be desirable throughout
the area and active, vibrant ground floor uses promoted.

The proposed development provides for a mixed-use development consisting primarily office
space, as well as arts/community/cultural spaces in the form of the ‘Liffey Experience’ as
described above, and space to be occupied by the Gaiety School of Acting. A
café/restaurant/retail unit will also be provided at ground floor level as well as a new landscaped
park.

It is considered that the proposed development will provide for a dynamic mix of uses vertically
and horizontally, particularly with the provision of the ‘Liffey Experience’ at 16" floor level which
will provide for panoramic views over the city. The ‘Liffey Experience’ will be a unique cultural
attraction which will have significant benefits to the city as a whole during the day and into the
evening.

The landscaped park to the east of the building will also be a significant gain for the surrounding
area as it will provide for a social areas on a site which currently do not exist and will provide a
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{ ~ connection between Clarion Quay and North Wall Quay. The landscaped park alongside
the café/restaurant/retail units will create activity along this frontage throughout the day while
the arts/cultural/community uses will bring activation to the building with the opportunity to host
exhibition events in the evenings. It is therefore considered that the proposed development does
not contravene thee zoning objective of the site.

4.3 REASON FOR REFUSAL NO. 3
The third reason for refusal issued by Dublin City Council for the proposed development was:

“Having regard to the condition of the existing building and in the absence of a comprehensive
Jjustification for demolition where not all options were investigated, the proposed wholescale
demolition would be considered premature and contrary to Policy CA6 and Section 15.7.1 of the
Dublin City Development Plan 2022-2028 which seeks to promote and support the retrofitting
and reuse of existing buildings rather than their demolition and reconstruction. The proposed
development would set an undesirable precedent for wholescale demolition on similar sites
across the city and would therefore be contrary to the proper planning and sustainable
development of the area.”

A Heritage Significance & Adaptive Capacity Assessment was prepared by Henry J Lyons
Architects and submitted at application stage. The document appropriately justifies the proposed
demolition of the existing building. The document states the following in relation to the rationale
for demolition:

“The layout, form, facilities, spatial typologies, services, environmental and technical design of
the existing building would be considered not to fully comply with the current regulations and
best practice guidance and is unsuitable to effectively support today’s work environment.

The design team undertook extensive modeling and wide-ranging studies. These include
looking at operational life, tenant attractiveness and whole-life carbon, together with an
assessment of the civic contribution.

The higher density that can be achieved in the new building facilitates a greater number of
people working from the building, with access to public transport and increased bicycle parking
facilities, combined with the removal of approximately 100 car spaces and introduction of a new
landscaped park reduces the overall carbon footprint of the building.”

The document also includes a Buildability Assessment prepared by PJ Hegarty’s. The report
assesses the buildability of a New Build versus a Retain and Extend option. The assessment
concludes the following:

“Having completed the assessment regarding the buildability of the proposed development and
comparing the two options below, the conclusion is a preference for Option A.

A. The new build option which consists of full demolition of the existing 5-storey building on the
site at present. The building is understood to be of reinforced concrete (RC) flat slab and
concrete columns (there are some areas of precast beams and steelwork to be demolished
also).

B. The 'retain and extend' option, which involves partial demolition of the existing buildings on
the site, after which construct new cores and adding new structure/strengthening the existing
structure to carry a vertical extension similar in the scale of the new build option.

1. Option A offers a safer approach to completing the project. The full demolition of the building
provides for greater control of the work when compared to “cut-and-carve” projects.
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Environmental nuisances such as noise and dust, are much more likely to be controlled to
the satisfaction of the neighbours on a full demoalition site.

3. There is more opportunity to re-use crushed concrete and avoid landfill due to the scale
and speed of availability of waste concrete when compared with the slower processes of
partial demolition.

4. The absence of a secant pile wall around the perimeter of the existing basement presents
a number of problems such as safety issues relating to uncertainty of performance of the
existing structure once localised concrete cutting takes place for strengthening works and
water ingress to the existing basement. This has environmental impacts due to the need for
pumping, de-watering and wastewater treatment. The structural instability of the retained
perimeter RC retaining walls once the RC Basement & Ground floor slabs have been
demolished. This instability transfers into the retained RC frame overhead also being
structurally unstable.

5. Structural performance of the composite slab and pad footings once localised slab is
removed to allow for strengthening works. Deflection and other implications cannot be
accurately predicted. Temporary works required to overcome this uncertainty will be hugely
significant.

6. The need to demolish the Ground Floor slab entirely to enable piling rigs to install the new
load-bearing piles. The retained RC columns and RC walls will then be free standing and
spanning from Basement Level to 1% Floor Level — a height of 8.2 meters. Substantial
temporary propping required to all retained columns and walls.

7. Logistics within a fully demolished building footprint can be managed to successfully meet
the needs of the Local Authority and neighbours.”

An additional Response to 1 North Wall Quay Refusal has been prepared by BPC and submitted
as Appendix 8 of this appeal, which addresses the reason for refusal and referenced policies.

5.0 PROVISIONS FOR LANDMARK BUILDINGS
51 DEVELOPMENT PLAN PROVISIONS

The definitions of ‘locally higher buildings and ‘landmark/tall buildings’ in the City Development
Plan are set out below:

“Locally Higher Buildings: These are buildings that are significantly higher than their
surroundings and are typically up to 50 metres in height. Higher buildings can act as Local or
District landmarks.”

“Landmark/Tall Buildings: A landmark or tall building is one that is a significant intervention in
the cityscape and skyline. They are typically located in an area that denotes a specific function
such as a public transport interchange or a key urban quarter/ regeneration site. Landmark/tall
buildings are typically in excess of 50 metres in height, of exceptional architectural quality, can
help people navigate through the City and form memorable reference points.”

The subject site is not identified as a site for a ‘Locally Higher Building’ or ‘Tall/Landmark
Building’ in the DCC Development Plan. The proposed development would be considered a
landmark/tall building under the above definitions.

Section 5 Landmark/Tall Buildings of Appendix 3 includes the /dentification of Areas for
Landmark/Tall Buildings. It states:

“In terms of suitable locations, it is considered that landmark/tall building proposals are most
appropriate in locations that are identified as a significant public transport interchange and/or
areas for large scale regeneration and redevelopment; that are well connected centres of
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nployment, which have the capacity to create their own character and identity and where the
existing character of the area would not be adversely affected by the scale, mass and height of
a landmark/tall building.”

The subject site is located within he north Docklands area of the city and within the International
Financial Services Centre (IFSC). The IFSC is one of the key employment locations in the city
and is Dublin’s primary financial district and home to a range of international and domestic
companies.

The subject lands are centrally located within Dublin and are highly accessible with the Connolly
Station and Red Line Luas interchange within walking distance of the site. Tara Street Station
is also within walking distance of the subject site which will provides links via the proposed
MetroLink. It is demonstrated in this document that the proposal is an area with capacity to
create its own character and identity and will not adversely affect the existing character of the
area due to scale mass or height.

It is submitted that the subject site, by virtue of its location is supported as a site potentially
suitable for a landmark building in the City Plan. It is however acknowledged that the site is not
designated to accommodate a ‘Landmark/Tall Building'.

Notwithstanding, provision is made in Appendix 3 (Height Strategy) the City Development Plan
for a case to be made for exceptional circumstances for a landmark building on a site not
expressly identified for such. Certain criteria are set out to be satisfied, which are addressed in
the enclosed Appendix 3 document, and therefore it is submitted that there would be no material
contravention of the City Development Plan if these criteria are satisfied.

The case under these criteria was made in the application and it was fully acknowledged that
the site does not have a designation for a ‘landmark’ building. The clear purpose of the provision
in the Development Plan is to allow for a case to be made for a landmark building on sites which
are not identified explicitly for such, and therefore reference in the Planner's Report to the site
not being designated for a landmark building in the Docklands SDRA does not give due
consideration of the provisions under which a landmark building was clearly applied for.

The Planner’'s Report states:

“The Planning Authority highlight that it was clearly communicated at the pre-planning meeting
that a 17 storey building would be considered excessive and not be appropriate in this location.
Further, the notion that the development of a landmark/tall building of this scale in this location
should be considered in ‘exceptional circumstances’ was not accepted by the Planning
Authority.”

There is no further consideration of the proposal in the Planner’s Report against the exceptional
circumstances/criteria for a fandmark building. The applicant therefore requests An Bord
Pleanala to consider the proposal in light of this provision, with the Appendix 3 compliance of
the scheme, including the exceptional circumstances/criteria set out in the Appendix 3 document
which accompanies this appeal. The accompanying letter from Arthur Cox confirms that the
exceptional circumstances provision may be utilised.

5.2 HEIGHT STRATEGY

Appendix 3 of the Dublin City Development Plan sets out a height strategy, with certain locations
identified explicitly for locally higher or landmark buildings in SDRAs, LAPs and SDZs. There is
no evidence of a comprehensive review having been undertaken of the potential for additional
height in the city context as part of the plan making process. For example, the former George’s
Quay LAP area provisions were brought forward into SDRAS; however, that LAP was originally
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xroved in 2012, prior to the current National Planning Framework and Urban Development
and Building Height Guidelines.

SPPR1 of the Urban Development and Building Height Guidelines states:

“SPPR 1 - In accordance with Government policy to support increased building height and
density in locations with good public transport accessibility, particularly town/ city cores, planning
authorities shall explicitly identify, through their statutory plans, areas where increased building
height will be actively pursued for both redevelopment, regeneration and infill development to
secure the objectives of the National Planning Framework and Regional Spatial and Economic
Strategies and shall not provide for blanket numerical limitations on building height.”

Further supporting extracts from the Urban Development and Building Height Guidelines are set
out below:

“1.10 The rationale above for consolidation and densification in meeting our accommodation
needs into the future must also be applied in relation to locations that development plans and
local area plans would regard as city and town centre areas; for example, within the canal ring
in Dublin and analogous areas in Cork, Limerick, Galway and Waterford and other major towns
as identified and promoted for strategic development in the National Planning Framework and
Regional Spatial and Economic Strategies. In such areas, it would be appropriate to support the
consideration of building heights of at least 6 storeys at street level as the default objective,
subject to keeping open the scope to consider even greater building heights by the application
of the objectives and criteria laid out in Sections 2 and 3 of these guidelines, for example on
suitably configured sites, where there are particular concentrations of enabling infrastructure to
cater for such development, e.g. very significant public transport capacity and connectivity, and
the architectural, urban design and public realm outcomes would be of very high quality.”

“1.17 Securing compact and sustainable urban growth means focusing on reusing previously
developed ‘brownfield’ land, building up infill sites (which may not have been built on before)
and either reusing or redeveloping existing sites and buildings, in well serviced urban locations,
particularly those served by good public transport and supporting services, including
employment opportunities.”

“2.3 While achieving higher density does not automatically and constantly imply taller buildings
alone, increased building height is a significant component in making optimal use of the capacity
of sites in urban locations where transport, employment, services or retail development can
achieve a requisite level of intensity for sustainability. Accordingly, the development plan must
include the positive disposition towards appropriate assessment criteria that will enable proper
consideration of development proposals for increased building height linked to the achievement
of a greater density of development.

2.4 The Government has also committed to substantial investment in public transport
infrastructure as a key tenet of Project Ireland 2040, particularly in our cities and towns through
investment in a range of modal solutions, including rail, Metrolink, LUAS, Bus Connects and
walking and cycling networks. In order to optimise the effectiveness of this investment in terms
of improved and more sustainable mobility choices and enhanced opportunities and choices in
access to housing, jobs, community and social infrastructure, development plans must actively
plan for and bring about increased density and height of development within the footprint of our
developing sustainable mobility corridors and networks.

2.5 Furthermore, while taller buildings will bring much needed additional housing and economic
development to well-located urban areas, they can also assist in reinforcing and contributing to
a sense of place within a city or town centre, such as indicating the main centres of activity,
important street junctions, public spaces and transport interchanges. In this manner, increased

John Spain Associates Planning & Development Consultants
33



1t Party Appeal — 1 North Wall Quay

Iding height is a key factor in assisting modern placemaking and improving the overall quality
of our urban environments.”

‘2.7 To give effect to these broad policy directions and a more active land management-centred
approach as set out in the NPF, the preparation of development plans, local area plans and
Strategic Development Zone (SDZ) Planning Schemes and their implementation in city,
metropolitan and wider urban areas must therefore become more proactive and more flexible in
securing compact urban growth through a combination of both facilitating increased densities
and building heights, while also being mindful of the quality of development and balancing
amenity and environmental considerations. Appropriate identification and siting of areas suitable
for increased densities and height will need to consider the environmental sensitivities of the
receiving environment as appropriate, throughout the planning hierarchy. The Environmental
Sensitivity Mapping online tool, developed by the EPA, can be a useful guide in this regard.”

“2.15 In light of the above, planning authorities should critically evaluate the existing written
statements and development objectives of their statutory development plans, local area plans
and planning schemes for consistency of approach and where any policy departures arise, to
undertake the necessary reviews, variations or amendments to ensure proper alignment of
national and local planning policies.”

National Policy Objective 13 (NPO13) of the National Planning Framework states:

“In urban areas, planning and related standards, including in particular building 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 is suitably protected.”

There is no indication that DCC carried out any specific assessment of the potential of the
Docklands Strategic Development and Regeneration Area and particularly the North Wall Quay
area, to the west of the SDZ, for increased heights and density. The Docklands has long been
identified, in documents such as Maximising the City’s Potential — A Strategy for Intensification
and Height and subsequent Development Plans, as an area suitable for landmark buildings and
increased height and density for the city due to its capacity for change and location at the
waterfront and public transport investment in the area.

While DCC note that the development plan incorporates the Docklands SDRA and this identifies
a number of sites for landmark or locally higher buildings (outside the SDZ), it is noted that these
buildings that were identified were generally previously identified as such in the George’s Quay
Local Area Plan, the previous Development Plan or reflective of permitted development. There
has been no new assessment undertaken following the issuing of the guidelines.

There is therefore a basis to consider a landmark building at this location on its merits,
particularly having regard to the exceptional criteria for a landmark building which are satisfied
by the subject proposal, as set out in the accompanying response to Appendix 3.
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( RESPONSE TO ADDITIONAL CONCERNS FROM DCC AND 3RP PARTY
SUBMISISONS

The following provides a response to additional concerns that were raised in the DCC Planner’s
Report as well as other issues raised in 3™ party submissions which were not included in the
DCC Planner’'s Report.

6.1 CONCERNS RAISED BY DCC

The following responds to additional concerns raised in the DCC Planner's Report.
6.1.1 PLANNER’S REPORT

6.1.1.1 Section Drawings

The Planner's Report notes that “It is noted that the Section drawings submitted are limited and
do not clearly show the impact of the massing of the proposal on the Clarion Quay Apartments.
Due to the proximity of the new building to the residential blocks, and limited separation distance
provided only by a laneway, the overbearing impacts are likely to be considerable.”

Additional section drawings have been prepared by Henry J Lyons Architects and submitted as
Appendix 5 of this 15t party appeal.

6.1.1.2 Environmental Impact Assessment

Having regard to the comments made in the DCC Planner's Report with respect to
Environmental Impact Assessment, AWN Consulting have prepared the below two documents
to accompany this 1 party appeal:

¢ Addendum — Chapter 3: Alternatives
¢ Response to DCC Refusal

The ‘Response to DCC Refusal' and ‘Addendum — Chapter 3: Alternatives prepared by AWN
Consulting have been conducted to identify whether there have been any alterations to the
findings presented in the EIAR that was submitted with the application with respect to the
alternative proposal present in this appeal and referenced in Section 4.1.3 of this document.
Therefore in carrying out the EIA exercise on the proposed development, these documents
should form part of the assessment.

6.1.2 TRANSPORTATION PLANNING DIVISION

The Transportation Planning Division set out the following concerns in relation to the proposed
development with respect to servicing, bicycle access and car parking.

6.1.2.1 Servicing

“This division have concerns with the reliance on the servicing area on Clarion Quay to meet
the servicing needs for a development of this scale. The applicant is requested to re-examine
the proposed servicing arrangements with a view to ensuring that servicing arrangements can
be carried out without impact on pedestrians and vulnerable road users alike. Whilst this division
has no objection to surface level area being used on Clarion Quay for servicing, it is preferred
that servicing is within the site itself, with priority given to pedestrians in this regard.”
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esponse to the above concerns has been included the Appeal Response (Transportation)
Letter provided by CS Consulting and included as Appendix 9 of this 1%t party appeal. An
alternative arrangement has been presented by CS Consulting which may be included in any
grant of permission by way of a condition. A drawing has also been provided by HJL Architects
which illustrates this possible modification. Please refer to this document by CS Consulting for
further details.

Should the Board consider it necessary for the servicing arrangements to be revised in line with
the potential revisions put forward as part of this appeal, the wording of such a condition is set
out below:

Prior to commencement of development, the developer shall submit for the written agreement
of the planning authority, a revised servicing arrangement within the development.

6.1.2.2 Bicycle Parking Access

“There are concerns relating to the proposed access to the bicycle parking area. Access is
considered unsuitable for a development of this scale with the proposed 2 no. bicycle lifts to
serve almost 1000 no. spaces is not supported by this division as it will lead to a creation of
queuing and waiting for cyclists. The bike lift waiting area also creates conflict with vehicles
accessing the vehicle lift. It is recommended that the bicycle parking for each use on the
development should all be segregated, with bicycle for office use, given the number required
shall also be segregated for each of the 4 no. office blocks (A, B, C & D). There is concern with
relation to the location and access arrangements to the bicycle parking area require re-
examination. A cyclist once having reached basement level will be required to navigate 4 no.
doorways. This layout and design is considered unacceptable to this division.”

A response to the above concerns has been included the Appeal Response (Transportation)
Letter provided by CS Consulting and included as Appendix 9 of this 15t party appeal. An
alternative proposal has been presented by CS Consulting which may be included in any grant
of permission by way of a condition. The alternative arrangement would provide an internal
bicycle stair with wheeling ramp to the bicycle parking at basement -1 which will be accessed
from the landscaped park to the east. The bicycle lift would also be relocated further west to
reduce any potential conflict with the car lift.

Should the Board be minded to grant permission subject to this modification, this may be
addressed by way of an appropriately worded condition, with the potential wording as follows:

Prior to commencement of development, the developer shall submit a revised cycle access
strategy within the building, to include cycle stairs and access from the landscaped park to the
east, for the written agreement of the planning authority.

6.1.2.3 Car Parking

“The proposal for 32 no. car parking spaces exceeds Development Plan Standards. Taking into
consideration that office and retail use have no provision for car parking, the community/cultural
use allows for a provision of 7 no. spaces, therefore this division has no objection therefore to
the provision of 7 no. spaces in total with the omission of 25 no. car parking spaces from the
development.”

A response to the above concerns has been included the Appeal Response (Transportation)
Letter provided by CS Consulting and included as Appendix 9 of this 15t party appeal. An
alternative proposal has been presented by CS Consulting which may be included in any grant
of permission by way of a condition. The alternative arrangement would reduce the car parking
provision to 30 no. spaces of which 7 no. would be allocated to the arts/community/cultural uses.
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; remaining spaces would provide 20 no. car share spaces and 3 no. disabled parking
spaces. The letter states the following in relation to the car share spaces:

“The 20no. ‘motor pool’ car parking spaces shall serve to accommodate a shared fleet of
vehicles to be used by office tenants who require the use of a car for business trips during the
working day. These shared vehicles shall be owned and maintained by the development’s
facilities management entity or by an appointed contractor and shall remain within the
development overnight; they shall therefore not be used for commuting to and from the
development at the beginning and end of the working day. The provision of this shared fleet and
associated parking spaces shall therefore not promote car use for travel to and from the
development. On the contrary, it shall allow more efficient use of cars for necessary business
trips and permit those office tenants who require the use of a car during the day to commute by
other modes of transport, rather than having to bring an external vehicle with them when
travelling to work.”

Please refer to this Appeal Response (Transportation) Letter prepared by CS Consulting for
further details.

Should the Board be minded to grant permission subject to this modification, this may be
addressed by way of an appropriately worded condition, with the potential wording as follows:

The 30 no. basement car parking spaces shall be allocated as follows:
e 7 no. spaces for the arts/cultural/community uses
e 3 no. accessible spaces for office use
e 20 no. car share spaces for office use

6.1.3 DRAINAGE DIVISION

The DCC Drainage Division raised the following concerns in relation to the proposed
development.

6.1.3.1 FLOOD RISK ASSESSMENT

“The CFRAM flood maps indicate the site is located in Flood Zone B. Additionally, the DCC
Strategic Flood Risk Assessment states that underground offices are not permitted in this area.
A revised Site Specific Flood Risk Assessment is required which addresses these points.”

An Appeal Response (Drainage) Letter has been prepared by CS Consulting which has been
included as Appendix 10 of this 1%t party appeal. Please refer to this document for further details.

6.1.3.2 Basement Impact Assessment

“The submitted Basement Impact Assessment (BIA) is not considered to be acceptable. The
report does not provide sufficient information on the risks associated with the basement
development. In particular, the following issues have not been adequately addressed:

Baseline ground and groundwater conditions

Impact on neighbouring structures and utilities

Key hazards and risks associated with the proposed basement

Basement construction sequence and interaction with existing basement structure and
proposed temporary restraints

Ground movement and damage assessment

Impact on groundwater, including upstream and downstream of proposed basement
Cumulative impact of proposed basement
John Spain Associates Planning & Development Consultants
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:igation measures for ground movements and groundwater impacts

A revised BIA is required which fully addresses the above items and those listed in the Dublin
City Development Plan 2022-28 -Appendix 9 Basement Development Guidance.”

An updated Basement Impact Assessment has been prepared by CS Consulting addressing the
points raised by Dublin City Council and is included as Appendix B of the Appeal Response
(Drainage) Letter prepared by CS Consulting and included with this 1%t party appeal. Please
refer to this document for further details.

6.1.3.3 SuDS Measures

“In accordance with policy SI23 of the Dublin City Development Plan 2022-2028, the DCC
requirement for green roof coverage is 50% intensive or 70% extensive. Given the small
provision of green/blue roof, additional Sustainable Drainage Systems (SuDS) measures such
as rainwater harvesting shall be incorporated. In the proposed public realm areas, a more
comprehensive use of SuDS is required for the management of surface water, providing an
integrated approach with the landscaping proposals.”

An Appeal Response (Drainage) Letter has been prepared by CS Consulting which has been
included as Appendix 10 of this 1%t party appeal. Please refer to this document for further details.

6.2 CONCERNS RAISED IN 3R° PARTY SUBMISSIONS

It is considered that the significant issues raised in the 3" party submissions during the public
consultation period have been addressed above in this 1% party appeal and supporting
documents. Where issues haven't been addressed above, they are dealt with below.

6.2.1 RESIDENTIAL USE

Clir Declan Meenagh made an observation on the application during the public consultation
stage stating that there is an insufficient mix of uses proposed and that residential use should
be incorporated into the scheme. The proposed development is predominantly office use and
provides for arts/community/cultural spaces at ground and lower ground floor in the form of The
Gaiety Acting School. It is proposed to provide a public viewing platform at 16" floor level which
will be open to the public and provide panoramic views across the city. Additionally, a
landscaped community space will be provided to the east of the site which will be a significant
gain for the surrounding community. It is also proposed to provide a retail/café/restaurant unit
at ground floor level on the southeast corner.

It is considered that the proposed development provides for an appropriate mix of uses vertically
and horizontally through the scheme in comparison with the existing scheme which is solely
office use. The mix of uses will also provide for activity in the building throughout the day and
into the evening which is not provided for currently. The arts/community/cultural uses will provide
a significant gain for the surrounding community and city as a whole, while the office element of
the building will be of the highest-quality which is in high demand within the city centre.

The original Planning Scheme for this area of the Docklands provided for an appropriate mix of
uses in this area, with the residential component in the city block provided for by the existing
apartment schemes in Clarion Quay and apartments to the north on Mayor Street. The proposed
development is considered to complement the existing uses in the surrounding area with tourist
accommodation, residential accommodation and smaller-scale office units in the immediate
area.
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Py <xEANN
Uisce . ~ -<#Inmade an observation at application stage seeking Further Information as follows:

“The app'Cant is requested to engage with Uisce Eireann’s Diversions team at
Diversions@'ater.ie to confirm Uisce Eireanns separation distances for existing public water
and wastewater infrastructure has been achieved within the development proposal designs and
layouts and; assess feasibility of diversion(s) of public infrastructure, where separation distances
cannot be achieved. The outcome of this engagement with Uisce Eireann’s diversions team
shall be submitted as a response to this Further Information request to Dublin City Planning
Authority.”

An updated Basement Impact Assessment has been prepared by CS Consulting addressing the
points raised by Dublin City Council and is included as Appendix C of the Appeal Response
(Drainage) Letter prepared by CS Consulting and included with this 1%t party appeal. Please
refer to this document for further details.

6.2.3 NATIONAL TRANSPORT AUTHORITY

The submission made by the NTA raised concerns with regards to bicycle access to the
basement parking, capacity of the lifts to accommodate the number of arrivals, the double-
stacking bicycle racks and the car parking provision. Bicycle access and car parking provision
have been dealt with in Sections 5.1.2.2 and 5.1.2.3 above respectfully. The below deals with
the other matters raised in the observation.

6.2.3.1 Lift Capacity

An Appeal Response (Transportation) Letter has been prepared by CS Consulting which has
been included as Appendix 9 of this 1%t party appeal. Please refer to this document for further
details.

6.2.3.2 Double-Stacked Bicycle Parking

An Appeal Response (Transportation) Letter has been prepared by CS Consulting which has
been included as Appendix 9 of this 1% party appeal. Please refer to this document for further
details.

7.0 CONCLUSION

This 1%t party appeal is submitted on behalf of the applicant, NWQ Devco Limited, against the
decision of Dublin City Council dated 16" April 2024 to refuse planning permission for a mixed-
use development at a site at 1 North Wall Quay, Dublin 1, DO1 T8Y1.

The proposed development is for a mixed-use landmark development comprising office
accommodation, arts, cultural and community uses and a retail unit with a GFA of 87,209 sq.m.
over 17 no. storeys. The proposed development has been designed to a high architectural
standard in accordance with the policies and objectives of the Dublin City Development Plan
2022-2028.

The proposed development is in accordance with the recent national policy objectives and will
provide for significant enhancement to the overall area providing for a number of beneficial
outcomes to the city in terms of economic activity, tourism and significant improvements to the
public realm, within walking distance of a two major public transportation interchange (Dart /
MetroLink at Tara Street Station and Dart / Luas at Connoly Station) and will provide for a unique
landmark to the city skyline.
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We rex, ctfully request An Bord Pleanala overturn the decision of Dublin City Council and grant
permissio for the proposed development in accordance with the proper planning and
sustainable development of the area and is consistent with the policies and objectives of the
statutory planning framework nationally and locally for the subject site.

Yours sincerely,

Do SpiosPscon.

John Spain Associates
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APPENDIX 1: DECISION TO REFUSE PERMISSION BY DUBLIN CITY COUNCIL
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X ‘ Dublin City Council

John Spain Associates
39 Fitzwilliam Place,
Dublin 2,

DO2ZND61

Application No.
Registration Date
Decision Date
Decision Order No
Location

Proposal

NOT1rel

An Roinn Pleanala & Forbairt Maoine
Bloc 4, Urlar 3, Oifigi na Cathrach, An Ché Adhmaid. Baile Atha Cliath 8

Planning & Property Development Department
Dublin City Council. Block 4, Floor 3, Civic Offices, Wood Quay, Dublin 8

T.(01) 222 2288

E:planning@dublincity.ie

17-Apr-2024

RECEIVED

-

3274124

23-Feb-2024

16-Apr-2024

P3004

CitiGroup Building, 1 North Wall Quay, Dublin 1, DO1T8Y1

We, NWQ Devco Limited, intend to apply for a 10-year planning
permission for development at a site consisting of the CitiGroup
Building, 1 North Wall Quay, Dublin 1, DO1 T8Y1. The site is
bound by North Wall Quay to the south, Commons Street to the
west, Clarion Quay/Alderman Way {o the north and an access
ramp to the existing basement to the east. The site areais c.
0.88 ha.

The proposed development comprises:

*Demolition of existing 6 no. storey office building and single-
level basement;

*Construction of a mixed-use development ranging in height
from 9 no. to 17 no. storeys in height (73.4m) over lower ground
floor and double basement comprising office accommaodation,
arts/community/cultural spaces and retail/cafe/restaurant uses;
*The development is divided into 4 no. buildings ranging in
heights of 12 no. storeys (Block A), 17 no. storeys (Block B), 10
no. storeys (Block C) and 9 no. storeys (Block D);

» The overall gross floor area of the development comprises 87,
209 sq.m. (excluding double basement of 14, 420 sq.m.)
including 69, 258 sq.m. of office space, 2, 371 sq.m.
arts/community/cultural uses and 196 sq m. of
retail/café/restaurant space;

+ Office accommodation is proposed at lower-ground floor to
15th floor with 4 no. double-height office entrance/receptions
areas provided at GF level;

* 3 no. internal arts/community/cultural spaces are provided in
total. 1 no. arts/community/cultural space is provided over lower
ground and ground floor level in Block A, 1 no. at 1st floor level
with a GF entrance space in Block B and an
arts/community/cultural use with viewing deck is provided at
16th floor level in Block B;

* External arts/community/cultural space will be provided on the
new landscaped park located to the east of the site,

01222 2222 www dublincity.ie



' An Roinn Pleanala & Forbairt Maoine (
Bioc 4. Urlar 3, Oiigi na Cathrach, An Ché Adhmaid, Baile Atha Chain 8

' i Dublin City Council

Planning & Property Development Department
Dublin City Council, Block 4, Floor 3. Civic Offices, Wood Quay. Dubhn 8

I.(01) 222 2288

foplanning@dublincity.ie

«1 no retail/café/restaurant unit is provided at GF level in Biock
D;
» Qutdoor landscaped terraces are provided at 8th, 8th, 10th,
11th, 15th and 16th floor level,
« Provision of winter terraces at 4th, 6th and 9th floor level,
» Provision of a shared atrium between Block B and Block C;
» Green roofs and blue roofs are provided across the scheme;
» Provision of a double basement comprising 30 no. car parking
spaces, 923 no. bicycle parking spaces, 8 no. motorbike parking
spaces and male & female shower and changing facilities at B1
level and plant across B1 & B2 levels;
» 2 no. car parking spaces located at street level (32 no. total);
*Provision of 2 no. vehicle lifts and 2 no. bike lifts to the
basement accessed from Clarion Quay;
*The development includes the fill and cover of existing access
ramp to existing basement to provide a landscaped park
(including external arts/community/cultural space) to the east of
the building connecting North Wall Quay with Clarion Quay. The
park will include a pedestrian link from North Wall Quay to
Clarion Quay
*Provision of upgrades to existing public realm within application
site including public footpaths along North Wall Quay, Commons
Street and Clarion Quay,
«All ancillary and associated works to facilitate the development
including plant, switch rooms, generators, water tanks, sprinkier
plant, ESB substations, landscaping, telecommunications
infrastructure, utilities connections and infrastructure.
An Environmental Impact Assessment Report and Natura
Impact Statement have been prepared in respect of the
proposed development and have been submitted with the
planning application.

Applicant NWQ Devco Limited

Application Type Permission

« If you have any queries regarding this Decision, please contact the email shown above

NOTIFICATION OF DECISION TO REFUSE PERMISSION

In pursuance of its functions under the Planning & Development Acts 2000 as amended, Dublin
City Council, being the Planning Authority for the City of Dublin has by order dated 16-Apr-2024
decided to REFUSE PERMISSION for the development described above, for the following
reason(s).
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An Roinn Pleanala & Forbairt Maoine
Bloc 4, Urlar 3, Oifigi na Cathrach, An Che Adhmaid, Baile Atha Clath 8

Pianning & Property Development Department
Dublin City Council, Block 4, Floor 3, Civic Offices, Wood Quay, Dublin 8

T:(01) 222 2288

E:planning@dublincity.ie

REASON(S)

1. The proposed development by virtue of its height and excessive bulk and
scale would constitute an insensitive form of development adjacent to
existing residential development, resulting in a significant and unacceptable
loss of daylight/sunlight and resultant overshadowing to these properties and
amenity areas, adversely impacting their residential amenity. The proposed
development would therefore set an undesirable precedent, would devalue
properties in the vicinity, and would be contrary to the proper planning and
sustainable development of the area.

2. The proposed development would constitute an overly dominant form
causing serious injury to the visual amenities of the Liffey Quays; a (red
hatched) Conservation Area. The proposed development would contravene
Policy BHA9, Policy SC17, Section 15.2.2.2 and Appendix 3 Section 6.0
Guidelines for Higher Buildings in Areas of Historic Sensitivity of the Dublin
Citv Development Plan 2022-2028, adversely impacting key views and vistas
along the river corridor and the amenities of properties in the vicinity. The
proposed development would therefore be contrary to the Z5 zoning
objective and to the proper planning and sustainable development of the
conservation area.

3. Having regard to the condition of the existing building and in the absence
of a comprehensive justification for demolition where not all options were
investigated, the proposed wholescale demolition would be considered
premature and contrary to Policy CAB8 and Section 15.7.1 of the Dublin City
Development Plan 2022-2028 which seeks to promote and support the
retrofitting and reuse of existing buildings rather than their demolition and
reconstruction. The proposed development would set an undesirable
precedent for wholescale demolition on similar sites across the city and
would therefore be contrary to the proper planning and sustainable
development of the area.

Any observations or submissions received by the Planning Authority in relation to this
application have been noted.

Appeals must be received by An Bord Pleanala within FOUR WEEKS beginning on 16-
Apr-2024 (N.B. not the date on which the decision is sent or received) This is a strict
statutory time limit and the Board has no discretion to accept fate appeals whether they
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An Roinn Pleanala & Forbairt Maoine (
Bloc 4, Urlar 3. Ovfigi na Cathiach, An Ché Adhmaid. Baile Atha Cliath 8

Planning & Property Development Department
Dublin City Council. Block 4, Floor 3, Cwvic Offices. Wood Quay. Dublin 8

T.(01) 222 2288

E:planning @idublincity.ie

are sent by post or otherwise. The appeal MUST BE FULLY COMPLETE in all respects -
including the appropriate fee - when lodged. It is not permissible to submit any part of it at
a later date, even within the time limit.

e Refund of Fees submitted with a Planning Application. Provision is made for a partial
refund of fees in the case of certain repeat applications submitted within a period of
twelve months, where the full standard fee was paid in respect of the first application, and
where both applications relate to developments of the same character or description and
to the same site. An application for a refund must be made in writing to the Planning
Authority and received by them within a period of 8 weeks beginning on the date of the
Planning Authority’s decision on the second application.

A/
Signed on behalf of the Dublin City Council [Tars foga

For Admlmstran( Officer

Advisory Note:

Please be advised that the development types shown below can now be submitted via
our online service

Domestic Extensions including vehicular access, dormers /Velux windows, solar panels
Residential developments up to & including four residential units (houses only)
Developments for a change of use with a floor area of no more than 200 sq. m
Temporary permission (e.g. accommodation for schools)

Outdoor seating / smoking areas.

Shopfronts / signage

OT1tre
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APPENDIX 2: COMPLIANCE WITH APPENDIX 3 OF THE DUBLIN CITY DEVELOPMENT
PLAN 2022-2028 PREPARED BY JOHN SPAIN ASSOCIATES, HENRY J LYONS
ARCHITECTS AND CITY DESIGNER
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APPENDIX 3: RESPONSE TO POLICIES & OBJECTIVES SET OUT IN THE DCC
PLANNER’S REPORT PREPARED BY JOHN SPAIN ASSOCIATES
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1.0 INTRODUCTION

The Dublin City Council's Planner’s Report outlines national, regional and local planning policy
which were deemed relevant in the assessment of the subject development proposal. The
following document has been prepared to respond to each of the policies referenced by Dublin
City Council and to demonstrate compliance with each policy. Each of the policies referenced
by DCC are in bold & italics below with the response underneath.

2.0 NATIONAL PLANNING POLICY
2.1 NATIONAL PLANNING FRAMEWORK

National Policy Objective 4: Ensure the creation of attractive, liveable, well designed,
high quality urban places that are home to diverse and integrated communities that enjoy
a high quality of life and well-being.

The proposed development will provide for high quality office accommodation alongside retail
and café/restaurant units and community, arts and cultural uses, therefore all of the uses
proposed will encourage employment growth within the city. As part of the proposal, a
landscaped park is proposed to the eastern side of the development, creating a new public place
and planning gain. The proposed materials and finishes will also be of a high-quality standard
in order to create a unique quality urban place.

National Policy Objective 5: Develop cities and towns of sufficient scale and quality to
compete internationally and to be drivers of national and regional growth, investment
and prosperity.

The proposed development will provide for an increased choice of high-quality commercial
floorspace within the city centre within a high-quality designed building in an appropriate location
in the city centre. It will be key to attracting multinational companies setting up their headquarters
here as numerous companies have done so already. The proposed development will provide
for large footplate offices within the IFSC and will encourage the further regeneration of the city
centre.

This is supplemented by the provision of arts/cultural/community uses including the ‘Liffey
Experience’ at 16" floor level which will form a significant public gain to the entire city. This
space will provide unrivalled views across the city and is believed to become one of the city’s
most important visitor and popular tourist destinations, similar to other European cities including
London, Paris and Berlin.

National Policy Objective 6: Regenerate and rejuvenate cities, towns and villages of all
types and scale as environmental assets, that can accommodate changing roles and
functions, increased residential population and employment activity and enhanced levels
of amenity and design quality, in order to sustainably influence and support their
surrounding area.

The proposed development will regenerate and rejuvenate the subject site which currently
provides for a mono-use of solely office. The proposed development is a more intensive use of
the site in a city centre and highly accessible location while also providing for a greater number
of uses which will diversify the building are provide uses during the weekend and into the
evening. The development will increase employment activity in an area with significant public
transport connections. The public realm upgrades, including a new landscaped park, will
significantly enhance the levels of amenity around the site currently.
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National Policy Objective 11: In meeting urban development requirements, there will 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.

The proposed development will be capable of accommodating significant more employment
numbers than the current building which is considered an underutilisation of the site given its
location within the IFSC and the Docklands, and in close proximity to multiple forms of public
transport. The proposed building will generate more jobs and will also generate greater activity
into the evenings and on weekends given the variety of uses proposed compared with the
existing building.

National Policy Objective 13: In urban areas, planning and related standards, including
in particular building 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 is suitably protected.

The proposed development is located in close proximity (c. 350m) to one of the main
transportation hubs in the country, Connolly Station, which is served by Dart, Luas Red Line
and Inter City rail services. The subject site is also situated within ¢. 150m of the Mayor Square
— NCI Luas Stop which serves the Red Luas Line. The site is located c. 585m from Tara Street
Station which will provide the only interchange between Dart and Metro in the city centre. The
subject site is therefore highly accessible by high-quality public transport links.

Given the height of the proposed development (73.4m), the proposed development has been
assessed against the performance-based criteria for a landmark building (50m+) detailed in
Appendix 3 of the Dublin City Development Plan 2022-2028. It is considered important in this
instance to have regard to National Planning Palicy in relation to increased building heights at
locations adjacent to high-quality, high-capacity public transport.

National Policy Objective 60: Conserve and enhance the rich qualities of natural and
cultural heritage of Ireland in a manner appropriate to their significance.

The impacts of the proposed development on the surrounding cultural heritage was assessed
as part of Chapter 11 of the EIAR submitted with the application. Please refer to this chapter of
the EIAR for further details.

2.2 NATIONAL DEVELOPMENT PLAN (2018-2027)
National Strategic Outcome 1. Compact Growth

The proposed development is located within the IFSC and the Docklands which will further
intensify the employment use on the subject site but also within the surrounding area. Significant
public transport is also located in close proximity to the site at Connolly Station and Tara Street
Station. The redevelopment of the subject site is therefore considered important allowing it to
play a vital role in the long-term development of Dublin City as a compact city where public
transport plays a major role. The proposed development will act as a key destination for
employment in the city, therefore, consolidating urban development in close proximity to key
public transport interchanges.
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National Strategic Outcome 4. Sustainable Mobility

The proposed development is in close proximity to a high-quality, high-capacity public transport
node in the city centre of Dublin with a small amount of car parking provided. The subject site is
within 800m of a Dart, Luas and MetroLink stop as well as being a Bus Connects spine route
(Route G). As identified in the figure below, the subject site is located at the heart of all existing
and proposed rail projects to be developed over the lifetime of the GDA Transport Strategy and
beyond.

Figure 2.1: Post 2042 Rail Connections surrounding the Subject Site
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National Strategic Outcome 5. A Strong Economy, supported by Enterprise, Innovation
and Skills

The proposed development will provide for an increased choice of high-quality commercial
floorspace within the city centre within a high-quality designed building in an appropriate location
in the city centre. It will be key to attracting multinational companies setting up their headquarters
here as numerous companies have done so already.

National Strategic Outcome 6. High-Quality International Connectivity

The proposed development is considered to be key to attracting multination companies to Dublin
who may wish to set up their headquarters here as has been the case with numerous companies
previously. The provision of high-quality office space within the city centre will be more appealing
to these types of companies and which will increase the international connectivity of the city.
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National Strategic Outcome 7. Enhanced Amenity and Heritage

The proposed development will include the provision of a new landscaped park to the east of
the building which will significantly increase the amenity on site which currently does not
comprise any social areas for the surrounding community. Similarly, the ‘Liffey Experience’ at
16" floor level will focus on the heritage of the River Liffey and house a permanent exhibition
featuring educational and informative content on the history and evolution of the city’s primary
watercourse, the River Liffey.
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3.0 REGIONAL POLICY

31 REGIONAL SPATIAL AND ECONOMIC STRATEGY FOR THE EASTERN AND
MIDLAND REGION (2019-2031)

RSO 2: Compact Growth and Urban Regeneration - Promote the regeneration of our
cities, towns and villages by making better use of under-used land and buildings within
the existing built-up urban footprint and to drive the delivery of quality housing and
employment choice for the Region’s citizens.

The proposed development will regenerate the existing site which is currently considered to be
an underutilisation of land given its location with the IFSC and in close proximity to significant
public transport connections such as Dart, Luas and the proposed MetroLink. The development
will also provide for a mix of uses which is an improvement on the existing building which for
solely office use.

The proposed development will positively contribute to urban consolidation, creating a more
compact urban form in Dublin City Centre, reducing the need for future car based outward
development on the fringe of the city.

RPO 4.3: Support the consolidation and re-intensification of infill/brownfield sites to
provide high density and people intensive uses within the existing built up area of Dublin
City and suburbs and ensure that the development of future development areas is co-
ordinated with the delivery of key water infrastructure and public transport projects.

The proposed development, consisting of office, arts/community/cultural uses and
retail/café/restaurant use, will contribute to the sustainable growth, land-use mix and choice in
the city centre in close proximity to a wide range of other high-quality facilities and services,
which will benefit future employees even further. The proposed development seeks to
consolidate employment growth at the heart of the city and within the IFSC, thus providing
responses to both national policy, existing site characteristics and the surrounding context. The
proposed development is in close proximity to existing and proposed public transport
infrastructure, particularly the Luas Red Line and Connolly Station, as well as the proposed
MetroLink at Tara Street Station. The proposed development is therefore compliant with the
overall policies and objectives of the RSES in this regard.
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4.0 LOCAL PLANNING POLICY
4.1 DUBLIN CITY DEVELOPMENT PLAN 2022-2028
411 ZONING

The zoning objective for the subject site is Z5 — ‘To consolidate and facilitate the
development of the central area, and to identify, reinforce, strengthen and protect its civic
design character and dignity.’

The strategy is to provide a dynamic mix of uses which interact with each other, help
create a sense of community, and which sustain the vitality of the inner city both by day
and night. As a balance, and in recognition of the growing residential communities in the
city centre, adequate noise reduction measures must be incorporated into development,
especially mixed-use development, and regard should be given to the hours of operation
(see also Chapter 15: Development Standards).

Ideally, a mix of uses should occur both vertically through the floors of buildings as well
as horizontally along the street frontage. A general mix of uses, e.g. retail, commercial,
residential, will be desirable throughout the area and active, vibrant ground floor uses
promoted.

In the interests of promoting a mixed-use city, it may not be appropriate to allow mono
office use on Z5 zoned lands, particularly on large scale development sites, or to allow
an overconcentration of hotel uses in a particular area. Therefore, where significant city
centre sites are being redeveloped, an element of residential and other uses as
appropriate should be provided to complement the predominant office use in the
interests of encouraging sustainable, mixed-use development.

As stated by DCC, the subject site is zoned Z5. Office, artistic, creative, community, cultural
uses and shop uses are all permissible under the Z5 zoning.

The Development Plan states that the primary purpose of this use zone is to sustain life within
the centre of the city through intensive mixed-use development. The strategy is to provide a
dynamic mix of uses which interact with each other, help create a sense of community, and
which sustain the vitality of the inner city both by day and night. Ideally, a mix of uses should
occur both vertically through the floors of buildings as well as horizontally along the street
frontage. A general mix of uses e.g. retail, commercial, residential will be desirable throughout
the area and active, vibrant ground floor uses promoted.

The proposed development provides for a mixed-use development consisting primarily office
space, as well as arts/community/cultural spaces in the form of the ‘Liffey Experience’ as
described above, and space to be occupied by the Gaiety School of Acting. A
café/restaurant/retail unit will also be provided at ground floor level as well as a new landscaped
park.

It is considered that the proposed development will provide for a dynamic mix of uses vertically
and horizontally, particularly with the provision of the ‘Liffey Experience’ at 16" floor level which
will provide for panoramic views over the city. The ‘Liffey Experience’ will be a unique cultural
attraction which will have significant benefits to the city as a whole during the day and into the
evening.

The landscaped park to the east of the building will also be a significant gain for the surrounding
area as it will provide for a social areas on a site which currently do not exist and will provide a
new connection between Clarion Quay and North Wall Quay. The landscaped park alongside
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the café/restaurant/retail units will create activity along this frontage throughout the day while
the arts/cultural/community uses will bring activation to the building with the opportunity to host
exhibition events in the evenings. It is therefore considered that the proposed development does
not contravene thee zoning objective of the site.

The proposed development is therefore considered to accord with the zoning objective.
4.1.2 CONSERVATION AREA
The front portion of the site is designated as a red hatched conservation area.

The surrounding IFSC and North Lotts area has undergone significant redevelopment and
regeneration over recent years. The existing building on site was constructed prior to the
majority if the surrounding redevelopment which has taken place. It is considered that the
redevelopment of the site will be a significant improvement on the existing building which
currently provides solely for office accommodation. The proposal will incorporate a mix of uses
such as office, arts/community/cultural uses and retail/café/restaurant use. The high-density
development is being provided within walking distance of high-quality, high-capacity public
transport which is in accordance with national and regional policy guidance. It is considered that
the proposed development will provide significant improvements to the surrounding area,
particularly through the provision of a significant new public amenity in the ‘Liffey Experience’
interactive public gallery and a viewing deck at 16" floor level.

The HTLVIA is included as Appendix 3 of the EIAR and states the following:

“The proposed development is located partly within the Development Plan’s Conservation Area.
The improvements to the public realm and high quality of the architecture would enhance the
significance of the Conservation Area at this point of the quays by providing a more appropriate
scale and larger public spaces. The proposed development would form part of the wider setting
of O’Connell Street Architectural Conservation Area (ACA), from where the ACA meets the River
Liffey at the O’Connell Bridge, without dominating it. It would not adversely affect views from
O’Connell Street ACA.”

41.3 STRATEGIC DEVELOPEMNT & REGENERATION AREA

The site is located within SDRA 6 — Docklands. This SDRA has significant potential for
further regeneration with a number of key development sites throughout the area. These
sites can make a valuable contribution to the future physical and social regeneration of
this part of the city, consolidating the area as a vibrant economic, residential, cultural
and amenity quarter of the city, whilst simultaneously nurturing sustainable well-
integrated neighbourhoods and communities. The overall approach aims to encourage
mixed use development in order to achieve a balance between residential and
commercial uses, with other community and cultural uses encouraged throughout.

The proposed development will significantly regenerate the subject site to provide for a more
people-intensive building in a highly accessible location next to significant public transport
connections such as Dart, Luas and proposed MetroLink. The redevelopment of the site will
allow for a greater mix of uses on site than is currently experienced and will also provide for a
new landscaped park that will be of benefit to the wider community.

The development will help consolidate this part of the city, within the IFSC, as a vibrant
economic, residential, cultural and amenity quarter of the city whilst also providing for a more
sustainable building which will have benefits for the surrounding community.
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41.4 CHAPTER 3 — CLIMATE ACTION

Section 3.5.2 It is vital that the current and future form of the built environment will
respond, and be resilient to the impacts of climate change. As a result, there is a need
for both new and existing development not only to mitigate against climate change, but
also to adapt to such changes.

Another key mitigation measure in relation to the built environment is to ensure that
proposals for substantial demolition and reconstruction works can be justified having
regard to the ‘embodied carbon’ of existing structures as well as the additional use of
resources and energy arising from new construction relative to the reuse of existing
structures.

All applications for significant new developments, or for significant refurbishment
projects, shall be required to submit a Climate Action Energy Statement as part of any
overall design statement for a proposed development (see Chapter 15, Section 15.7 for
further detail). This statement shall also provide outline information relating to the
anticipated energy performance and CO2 emissions associated with the development as
well as information outlining how the potential of district heating and other low carbon
energy solutions have been considered in relation to the development.

A Heritage Significance & Adaptive Capacity Assessment has been prepared by Henry J Lyons
Architects and was submitted at application stage which provides a justification for demolition
as outlined in Section 4.1.4.1 below.

A Climate Action Energy Statement has been prepared by BPC Engineers and submitted with
this application. The statement outlines the various mitigation measures that have been
incorporated into the building’s design to reduce its impact on the climate during the construction
and operational phase. Please refer to this report for a detailed description of the measures
incorporated.

In terms of renewables incorporated into the proposal, a series of renewable technologies have
been assessed for this development. Not all of the technologies have been incorporated into
the proposal, however, an Air Source (4-pip3e) Heat Pump (ASPH), Ground Source Heat Pump
(GSHP) and Photovoltaics have been incorporated. Please see the Climate Action Energy
Statement for further details.

In relation to embodied carbon, the Climate Action Energy Statement prepared preliminary
embodied carbon and whole life carbon assessment for both the proposed new build and the
refurbish and extend options. The assessment states the following:

“There is not a significant difference in whole life carbon emissions between the new build and
the ‘R&E’ option. This is largely due to the fact that the R&E option still requires a significant
amount of new structure to create the same floor area. Also, elements like the raised access
flooring systems and the building facade still need to be replaced in the R&E option and these
make up a significant portion of the overall embodied carbon. The results show that depending
on the operational energy, the new building is only likely to have 3-8% additional carbon
associated with it compared to the R&E option. It’s also worth noting that the R&E option did not
consider the additional structural columns, etc. that will be required at the lower floors to support
the additional upper floors, because this information was not available at the time of the
assessment. If these additional structural elements were considered in the R&E option, the
difference in carbon between the new build and R&E options would reduce further.”

John Spain Associates Planning & Development Consultants
51



1t Party Appeal — 1 North Wall Quay

4.1.4.1 Policy CA6 Retrofitting and Reuse of Existing Buildings

To promote and support the retrofitting and reuse of existing buildings rather than their
demolition and reconstruction, where possible. See Section 15.7.1 Re-use of Existing
Buildings in Chapter 15 Development Standards.

A Heritage Significance & Adaptive Capacity Assessment has been prepared by Henry J Lyons
Architects and submitted with this application. The document appropriately justifies the
proposed demolition of the existing building. The document states the following in relation to the
rationale for demolition:

“The layout, form, facilities, spatial typologies, services, environmental and technical design of
the existing building would be considered not to fully comply with the current regulations and
best practice guidance and is unsuitable to effectively support today’s work environment.

The design team undertook extensive modeling and wide-ranging studies. These include
looking at operational life, tenant attractiveness and whole-life carbon, together with an
assessment of the civic contribution.

The higher density that can be achieved in the new building facilitates a greater number of
people working from the building, with access to public transport and increased bicycle parking
facilities, combined with the removal of approximately 100 car spaces and introduction of a new
landscaped park reduces the overall carbon footprint of the building.”

The document also includes a Buildability Assessment prepared by PJ Hegarty's. The report
assesses the buildability of a New Build versus a Retain and Extend option. The assessment
concludes the following:

“Having completed the assessment regarding the buildability of the proposed development and
comparing the two options below, the conclusion is a preference for Option A.

A. The new build option which consists of full demolition of the existing 5-storey building on the
site at present. The building is understood to be of reinforced concrete (RC) flat slab and
concrete columns (there are some areas of precast beams and steelwork to be demolished
also).

B. The 'retain and extend' option, which involves partial demolition of the existing buildings on
the site, after which construct new cores and adding new structure/strengthening the existing
structure to carry a vertical extension similar in the scale of the new build option.

Option A offers a safer approach to completing the project. The full demolition of the building
provides for greater control of the work when compared to “cut-and-carve” projects.

. Environmental nuisances such as noise and dust, are much more likely to be controlled to the
satisfaction of the neighbours on a full demolition site.

There is more opportunity to re-use crushed concrete and avoid landfill due to the scale and
speed of availability of waste concrete when compared with the slower processes of partial
demolition.

The absence of a secant pile wall around the perimeter of the existing basement presents a
number of problems such as safety issues relating to uncertainty of performance of the existing
structure once localised concrete cutting takes place for strengthening works and water ingress
to the existing basement. This has environmental impacts due to the need for pumping, de-
watering and wastewater treatment. The structural instability of the retained perimeter RC
retaining walls once the RC Basement & Ground floor slabs have been demolished. This
instability transfers into the retained RC frame overhead also being structurally unstable.
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5. Structural performance of the composite slab and pad footings once localised slab is removed
to allow for strengthening works. Deflection and other implications cannot be accurately
predicted. Temporary works required to overcome this uncertainty will be hugely significant.

6. The need to demolish the Ground Floor slab entirely to enable piling rigs to install the new load-
bearing piles. The retained RC columns and RC walls will then be free standing and spanning
from Basement Level to 1 Floor Level - a height of 8.2 meters. Substantial temporary propping
required to all retained columns and walls.

7. Logistics within a fully demolished building footprint can be managed to successfully meet the
needs of the Local Authority and neighbours.”

Please refer to this document for further justification for the proposed development.
4.1.4.2 Policy CA7 Energy Efficiency in Existing Buildings

To support high levels of energy conservation, energy efficiency and the use of
renewable energy sources in existing buildings, including retro-fitting of appropriate
energy efficiency measures in the existing building stock, and to actively retrofit Dublin
Council housing stock to a B2 Building Energy Rating (BER) in line with the
Government’s Housing for All Plan retrofit targets for 2030.

The above policy relates to existing buildings as opposed to the proposed new build in this
application, however, high levels of energy conservation, energy efficiency and the use of
renewable energy sources have been incorporated into the proposed building. Please refer to
the Climate Action Energy Statement for further details.

41.5 CHAPTER 4 - SHAPE AND STRUCTURE OF THE CITY
4.1.5.1 Policy SC1 Consolidation of the Inner City

To consolidate and enhance the inner city, promote compact growth and maximise
opportunities provided by existing and proposed public transport by linking the critical
mass of existing and emerging communities such as Docklands, Heuston Quarter,
Grangegorman, Stoneybatter, Smithfield, the Liberties, the North East Inner City and the
south and north Georgian cores with each other, and to other regeneration areas.

The proposed development will be located in close proximity to multiple public transport
networks including key interchanges such as Connolly Station and Tara Street Station providing
links to Dart, Luas and proposed MetroLink. The redevelopment of the subject site is therefore
considered important allowing it to play a vital role in the long-term development of Dublin City
as a compact city where public transport plays a major role, particularly in area such as the
Docklands. The proposed development will act as a key destination for employment in the city,
therefore, consolidating urban development in close proximity to key public transport
interchanges which is considered to be compliant with the above policy.

4.1.5.2 Policy SC2 City’s Character

To develop the city’s character by:

» cherishing and enhancing Dublin’s renowned streets, civic spaces and squares;

» developing a sustainable network of safe, clean, attractive streets, pedestrian routes and
large pedestrian zones lanes and cycleways in order to make the city more coherent and
navigable and creating further new streets as part of the public realm when the
opportunities arise;

* protecting the grain, scale and vitality of city streets and encouraging the development
of appropriate and sustainable building heights to ensure efficient use of resources,
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services and public transport infrastructure and that protects the heritage and natural
assets of the city;

revitalising the north and south Georgian squares and their environs and realising their
residential potential;

upgrading Dame Street/College Green as part of the Grand Civic Spine;

promoting the development of Moore Street and the Parnell Quarter as major new cultural
and historical attractions for the city.

The proposed development will include the provision of a new landscaped park to the east of
the building which will significantly increase the amenity on site which currently does not
comprise any social areas for the surrounding community. The park will provide areas for people
to socialise which does not currently exist on the site. The park will also improve permeability
through the site by providing anew pedestrian connection between Clarion Quay and North Wall
Quay, making the area more coherent and navigable. The development includes for significant
improvements to the surrounding public realm.

The justification for the building height is provided in the separate document which addresses
the building height criteria set out in Appendix 3 of the DCC Development Plan.

4.1.5.3 Policy SC6 Urban Design and Architectural Principles

To promote the urban design and architectural principles set out in Chapter 15, and in
the Dublin City Public Realm Strategy 2012, in order to achieve a climate resilient, quality,
compact, well-connected city and to ensure Dublin is a healthy and attractive city to live,
work, visit and study in.

The proposed development at 1 North Wall Quay will provide a significant new commercial
building of high quality architecture adding to the emerging new profile of the Dublin City skyline.
The provision of a viewing deck at 16" fioor level will also provide a unique use to the building
which will benefit the entire city. The carefully considered building form has evolved in response
to its immediate context as well to its impact on the wider City. It will provide a significant building
at a key location within the IFSC and close to two major public transport hubs and become a
significant structure in the emerging cluster of tall buildings in Dublin City Centre’s premier
commercial district. The development will also provide for a new street and other significant
public realm upgrades.

4.1.5.4 Section 4.5.4 — Landmark/Tall Buildings

The spatial approach to landmark/tall buildings in the city is in essence to protect the
vast majority of the city as a predominantly low-rise city, including established
residential areas and conservation areas within the historic core, while also recognising
the potential and the need for taller landmark buildings to deliver more sustainable
compact growth.

It is considered that landmark/tall buildings are most appropriately located in areas
identified for large scale regeneration and redevelopment; that are well connected
centres of employment; which have the capacity to create their own character and
identity and where the existing character of the area would not be adversely impacted by
the scale, mass and height of such tall building/s. Clustering of taller buildings of the
type needed to promote significant densities of commercial and residential space are
likely to be achieved in a limited number of areas only.

In all cases, all proposals for enhanced scale and height, including landmark/tall
buildings must respect their context and address the assessment criteria set out in
Appendix 3, to ensure that such developments achieve high standards in relation to
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design, sustainability, amenity, impacts on the receiving environment and the protection
or framing of important views.

The assessment criteria set out in Appendix 3 has been addressed in a separate document
which has been included with this appeal. This document outlines the reasons why the subject
site is suitable for a landmark/tall building. Please refer to this document for further details.

4.1.5.5 Policy SC14 Building Height Strategy

To ensure a strategic approach to building height in the city that accords with The Urban
Development and Building Height Guidelines for Planning Authorities (2018) and in
particular, SPPR 1 to 4.

The Urban Development and Building Height Guidelines 2018 were addressed as part of the
Planning report prepared by John Spain Associates and submitted at application stage. Please
refer to this document for further details.

4.1.5.6 Policy SC15 Building Height Uses

To support the development of an adequate mix of uses in proposals for larger scale
development which are increasing height or proposing a taller building in accordance
with SPPR 2.

The proposed mixed-use development will provide for 3 no. internal arts/community/cultural
spaces at various levels throughout the building as well as a retail/café/restaurant unit to the
southeast corner at ground floor level and a new landscaped park. Office use will be provided
from lower-ground to 15" floor level. The existing site comprises of a solely office development
up 6 no. storeys. The proposal includes for retail/café/restaurant spaces as well as 3 no. internal
arts/community/cultural spaces which will increase the number of uses on site. The proposed
development will therefore significantly enhance the uses on site which is currently in a single
use, and is underutilised given the site’s location within the city centre and within walking
distance of major public transport.

The retail/café/restaurant unit on the southeast corner will provide for greater activation fronting
onto North Wall Quay and the new pedestrian street proposed to the east of the building. The
office accommodation will provide for high-quality large floorplates which are not in high supply
within the city centre. The proposed development will provide for greater consolidation of the
workforce within Dublin and will help achieve the national policy objectives regarding compact
growth within walking distance of major public transport nodes. The proposed development is
considered to complement the existing uses in the surrounding area with tourist
accommodation, residential accommodation and smaller-scale office units in the immediate
surrounding area.

4.1.5.7 Policy SC16 Building Height Locations

To recognise the predominantly low rise character of Dublin City whilst also recognising
the potential and need for increased height in appropriate locations including the city
centre, Strategic Development Zones, Strategic Development Regeneration Areas, Key
Urban Villages and other locations as identified in Appendix 3, provided that proposals
ensure a balance with the reasonable protection of existing amenities and environmental
sensitivities, protection of residential amenity and the established character of the area.

A separate document has been prepared by John Spain Associates, in conjunction with Henry
J Lyons Architects and City Designer, which addresses the performance-based criteria set out
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in Table 3 and Table 4 of Appendix 3 of the DCC Development Plan. Please refer to this
document for a justification on the provision of a landmark/tall building at this location.

It is noted that this objective recognises SDRAs as suitable for increased height and the subject
site is located within SDRA 6 (Docklands).

4.1.5.8 Policy SC17 Building Height

To protect and enhance the skyline of the city, and to ensure that all proposals with
enhanced scale and height:

follow a design led approach;

include a masterplan for any site over 0.5ha (in accordance with the criteria for
assessment set out in Appendix 3);

make a positive contribution to the urban character of the city and that responds
positively to the existing or emerging context;

deliver vibrant and equitable neighbourhoods that are walkable, compact, green,
accessible, mixed and balanced;

Do not affect the safety of aircraft operations at Dublin Airport (including cranage); and
have regard to the performance-based criteria set out in Appendix 3.

All new proposals in the inner city must demonstrate sensitivity to the historic city centre,
the River Liffey and quays, Trinity College, the cathedrals, Dublin Castle, the historic
squares and the city canals, and to established residential areas and civic spaces of local
and citywide importance.

The above policy refers to the performance-based criteria which is set out in Appendix 3 of the
Development Plan. The criteria set out in both Table 3 and Table 4 of Appendix 3 have been
addressed in a separate document which is included with this appeal. Please refer to this
document for further details.

The response document prepared by City Designer states the following in response to the above
policy:

“The proposed development will comply with the criteria for exceptional cases at Appendix 3 of
the Development Plan by contributing to the legibility of this part of the Liffey Quays and making
a positive contribution to the skyline, as well as complying with the performance criteria at Table
4. The proposed development will offer a unique landmark office building and a beneficial public
realm and public access. The local area will be reinvigorated, increasing pedestrian legibility,
and adding sense of place to this popular location in the city. While not a site allocated for a tall
building, the exceptional architecture being proposed is justified under the provision in Table 4
of Appendix 4 of the Development Plan.”

4.1.5.9 Policy SC18 Landmark/Tall Buildings

To promote a co-ordinated approach to the provision of landmark/tall buildings through
Local Area Plans, Strategic Development Zones and the Strategic Development and
Regeneration Area principles, in order to prevent visual clutter or cumulative negative
visual disruption of the skyline and that such proposals comply with the performance
based criteria set out in Appendix 3.

A separate document has been prepared by John Spain Associates, in conjunction with Henry
J Lyons Architects and City Designer, which addresses the performance-based criteria set out
in Table 3 and Table 4 and the exceptional circumstances/criteria for landmark buildings of
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Appendix 3 of the DCC Development Plan. Please refer to this document for a justification on
the provision of a landmark/tall building at this location.

41.6 CHAPTER 6-CTY ECONOMY AND ENTERPRISE
4.1.6.1 Policy CEES8: The City Centre

To support the development of a mix of office, retail, tourism related and cultural
activities in the city centre and to facilitate the regeneration and development of key
potential growth areas.

The proposed development provides for a mix of office, retail, tourism and cultural activities at
a city centre location in close proximity to significant public transport connections. This is
achieved through the regeneration of the subject site which currently provides solely for office
use and is considered an underutilisation of the subject site.

4.1.6.2 Policy CEES: The Docklands

To support the continued regeneration of the Docklands area and its development as a
leading centre of people intensive high tech and services based business.

The proposed redevelopment of the subject site located within the Docklands will provide for a
more people-intensive development in a highly accessible location than the existing building
provides. The mix of uses proposed will also encourage more activity on the site at the
weekends and into the evenings.

4.1.6.3 Policy CEE19: Regeneration Areas

To promote and facilitate the transformation of Strategic Development and Regeneration
Areas (SDRAs) in the city, as a key policy priority and opportunity to improve the
attractiveness and competitiveness of the city, including by promoting high-quality
private and public investment and by seeking European Union funding to support
regeneration initiatives, for the benefit of residents, employees and visitors.

The subject site is located within SDRA 6 of the Development Plan and therefore the
Development Plan promotes and facilitates the transformation for development. The proposed
development will provide for an increased choice of high-quality commercial floorspace within
the city centre within a high-quality designed building in an appropriate location in the city centre.
It will be key to attracting multinational companies setting up their headquarters here as
numerous companies have done so already. The proposed development will provide for large
footplate offices within the IFSC and will encourage the further regeneration of the city centre.

4.1.6.4 Policy CEE21: Supply of Commercial Space and Redevelopment of Office Stock

(i) To promote and facilitate the supply of commercial space, where appropriate,
including larger office floorplates suitable for indigenous and FDI HQ-type uses.

(ii) To consolidate employment provision in the city by incentivising and facilitating the
high-quality re-development of obsolete office stock in the city.

The proposed development will provide for an increased choice of high-quality commercial
floorspace within the city centre within a high-quality designed building in an appropriate location
in the city centre. It will be key to attracting multinational companies setting up their headquarters
here as numerous companies have done so already. The proposed development will provide
for large footplate offices within the IFSC and will encourage the further regeneration of the city
centre.
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41.7 CHAPTER 7 - THE CITY CENTRE, URBAN VILLAGES AND RETAIL
4.1.7.1 Policy CCUV35: Night Time Economy

To support and facilitate evening / night time economy uses that contribute to the vitality
of the city centre and that support the creation of a safe, balanced and socially inclusive
evening / night time economy.

The existing development provides for a mono-use with solely office meaning that the site is
relatively inactive in the evenings and on weekends. The proposed development will provide for
cultural and retail uses which will provide encourage activity on the site into the evening and on
weekends therefore supporting the evening / night time economy and contribute to the vibrancy
of the city centre as sought by the Z5 zoning objective.

4.1.7.2 Policy CCUV36: New Development

To support uses that would result in the diversification of the evening and night time
economy where there is little impact on the amenity of adjoining or adjacent residential
uses through noise disturbance and where there are no negative cumulative impacts in
terms of other night-time economy uses in the area.

The evening uses which may be generated from the proposed arts/cultural/community uses are
not considered to have a significant impact on the amenity of adjoining or adjacent residential
properties.

4.1.7.3 Policy CCUV42 Public Realm — City Centre

To move to a low traffic environment generally and to increase the amount of traffic free
spaces provided in the city centre over the lifetime of the Plan as well as create new high
quality public realm areas where possible taking into account the objective to enhance
access to and within the city centre by public transport, walking and cycling.

The proposed development will include the provision of a new landscaped park to the east of
the building which will significantly increase the amenity on site which currently does not
comprise any social areas for the surrounding community. The park will provide areas for people
to socialise which does not currently exist on the site. The park will also improve permeability
through the site by providing anew pedestrian connection between Clarion Quay and North Wall
Quay, making the area more coherent and navigable. The development includes for significant
improvements to the surrounding public realm.

The development takes advantage of its location in close proximity to multiple public transport
connections by providing minimal car parking and encouraging more sustainable modes of
transport.

4.1.7.4 Policy CCUV44 New Development

That development proposals should deliver a high quality public realm which is well
designed, clutter-free, with use of high quality and durable materials and green
infrastructure. New development should create linkages and connections and improve
accessibility.

A new landscaped street is proposed to the east of the building which will connect North Wall
Quay with Clarion Quay. The provision of the new street will require the fill and cover of existing
ramp access to the basement below the building. A new access to the basement will be provided
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from Clarion Quay via vehicle lifts. The existing street is blocked from the south by unmanaged
planting.

The street will be for pedestrians/cyclists only and will include outdoor seating in addition to
those available for the proposed retail/café/restaurant unit. The landscaped street will also
include ornamental planting, pocket play areas (chess tables), social areas, and ornamental
planting. There will also be a number of bike stands along the footpath to the south.

The key route flows through the space, connecting the north to the south of the development.
This major axis through the space links the scheme with the wider site area, and provides the
public with a high quality pedestrian route. The public pocket park provides residents with a semi
natural environment in which they can play, socialise and/or relax in. It is considered that the
new space will be significant addition to the local community.

Figure 4.1: New Landscaped Park to the East
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In addition to the new landscaped street to the east of the building, the following public realm
upgrades are proposed at ground floor level surrounding the building. Proposals to the public
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realm which fronts onto North Wall Quay include 2 no. lowered courtyards which will be
accessed from within the building at lower ground floor level, recessed tree planting, bicycle
stands and additional seating tor the retail/café/restaurant unit.

Please refer to the Landscape Design Statement prepared by Cameo & Partners for further
details on landscape proposals.

Figure 4.2: Public Realm Upgrades along North Wall Quay
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41.8 CHAPTER 11 - BUILT HERITAGE AND ARCHAEOLOGY
4.1.8.1 Policy BHA9: Conservation Areas

To protect the special interest and character of all Dublin’s Conservation Areas —
identified under Z8 and Z2 zoning objectives and denoted by red line conservation
hatching on the zoning maps. Development within or affecting a Conservation Area must
contribute positively to its character and distinctiveness and take opportunities to
protect and enhance the character and appearance of the area and its setting, wherever
possible.

Enhancement opportunities may include:

Replacement or improvement of any building, feature or element which detracts from the
character of the area or its setting.

Re-instatement of missing architectural detail or important features.

Improvement of open spaces and the wider public realm and reinstatement of historic
routes and characteristic plot patterns.

Contemporary architecture of exceptional design quality, which is in harmony with the
Conservation Area.

The repair and retention of shop and pub fronts of architectural interest.

Retention of buildings and features that contribute to the overall character and integrity
of the Conservation Area.

The return of buildings to residential use.

Changes of use will be acceptable where in compliance with the zoning objectives and
where they make a positive contribution to the character, function and appearance of the
Conservation Area and its setting. The Council will consider the contribution of existing
uses to the special interest of an area when assessing change of use applications, and
will promote compatible uses which ensure future long-term viability.
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The surrounding IFSC and North Lotts area has undergone significant redevelopment and
regeneration over recent years. The existing building on site was constructed prior to the
majority of the surrounding redevelopment which has taken place. It is considered that the
redevelopment of the site will be a significant improvement on the existing building which
currently provides solely for office accommodation. The proposal will incorporate a mix of uses
such as office, arts/community/cultural uses and retail/café/restaurant use. The high-density
development is being provided within walking distance of high-quality, high-capacity public
transport which is in accordance with national and regional policy guidance. It is considered that
the proposed development will provide significant improvements to the surrounding, particularly
through the provision of a significant new public amenity in the ‘Liffey Experience’ interactive
public gallery and a viewing deck at 16" floor level.

The HTLVIA is included as Appendix 3 of the EIAR and states the following:

“The proposed development is located partly within the Development Plan’s Conservation Area.
The improvements to the public realm and high quality of the architecture would enhance the
significance of the Conservation Area at this point of the quays by providing a more appropriate
scale and larger public spaces. The proposed development would form part of the wider setting
of O’Connell Street Architectural Conservation Area (ACA), from where the ACA meets the River
Liffey at the O’Connell Bridge, without dominating it. It would not adversely affect views from
O’Connell Street ACA.”

419 CHAPTER 12 - CULTURE
4.1.9.1 Policy CU2 Cultural Infrastructure

To ensure the continued development of Dublin as a culturally vibrant, creative and
diverse city with a broad range of cultural activities provided throughout the city,
underpinned by quality cultural infrastructure.

The proposed development provides for cultural facilities ground and lower ground floor level
which will cater for The Gaiety School of Acting as well as the ‘Liffey Experience’ at 16™ floor
level and landscaped park to the east at ground floor level. It is considered that the variety of
cultural uses proposed will add to the broad range of cultural activities provided throughout the
city.

4.1.9.2 Policy CU4 Cultural Resources

To support the development of new and expanded cultural resources and facilities within
the city that enrich the lives of citizens and visitors, provide new opportunities for
engagement and celebrate aspects of our history and culture.

The cultural facilities provided are described in detail in Section 4.1.9.6. It is considered that the
facilities provided will be of significant benefit to the local community as well as the city as a
whole.

4.1.9.3 Policy CU11 Cultural Facilities within Docklands

Support and encourage the growth of cultural facilities within Docklands to include the
Poolbeg Peninsula, at community and citywide scale, to enrich the area, generate activity
and economic benefits and celebrate the maritime heritage of the Docklands area.

The proposed use of the internal space at 16" floor level is an interactive gallery housing a
permanent exhibition entitled ‘Liffey Experience’ featuring educational and informative content
on the history and evolution of the city's primary watercourse, the River Liffey. The external
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space will be a landscaped viewing terrace providing 180 degree uninterrupted views across
the east, south and west of Dublin.

4.1.9.4 Policy CU12 Cultural Spaces and Facilities

To grow the range of cultural spaces and facilities in tandem with all new developments
and across existing developments such as in basement or rooftop spaces where suitable
to meet the needs of an increased population within the city.

The proposed development provides for arts/cultural/community uses at lower ground and
ground floor level as well at 16™ floor level. These spaces have been developed as part of the
overall design process.

4.1.9.5 Policy CU15 Cultural Uses in the Design and Uses of Side Streets

To encourage the rejuvenation of quieter urban streets by the inclusion of cultural uses
both in the design and uses of side streets.

It is proposed to provide an external arts/community/cultural space in the form of a new
landscaped park to the east of the building which will connect North Wall Quay with Clarion
Quay. The external space accounts for 23% of the total arts/community/cultural uses proposed
as part of the development which is considered acceptable and provides a good variety of uses
throughout the site.

The provision of the new landscaped park will require the fill and cover of existing ramp access
to the existing basement below the building. A new access to the basement will be provided
from Clarion Quay via vehicle lifts. The existing street is blocked from the south by unmanaged
planting.

The landscaped park will be for pedestrians only and will include outdoor seating in addition to
those available for the proposed retail/café/restaurant unit. The landscaped park will also include
ornamental planting, pocket play areas (chess tables), social areas, and ornamental planting.
There will also be a number of bike stands along the footpath to the south. It will also provide a
new pedestrian link from North Wall Quay to Clarion Quay increasing permeability in the area.

The key route flows through the space, connecting the north to the south of the development.
This major axis through the space links the scheme with the wider site area, and provides the
public with a high quality pedestrian route. The public pocket park provides residents with a semi
natural environment in which they can play, socialise and/or relax in. It is considered that the
new space will be significant addition to the local community.

4.1.9.6 Objective CUO25 SDRAs and large Scale Developments

All new regeneration areas (SDRAs) and large scale developments above 10,000 sq. m.
in total area* must provide at a minimum for 5% community, arts and culture spaces
including exhibition, performance, and artist workspaces predominantly internal
floorspace as part of their development at the design stage. The option of relocating a
portion (no more than half of this figure) of this to a site immediately adjacent to the area
can be accommodated where it is demonstrated to be the better outcome and that it can
be a contribution to an existing project in the immediate vicinity. The balance of space
between cultural and community use can be decided at application stage, from an
evidence base/audit of the area. Such spaces must be designed to meet the identified
need. *Such developments shall incorporate both cultural/arts and community uses
individually or in combination unless there is an evidence base to justify the 5% going to
one sector.
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It is proposed to provide 1 no. cultural space to the rear of the building located across ground
and lower-ground floor. It is proposed that this space will be occupied by the Gaiety School of
Acting. This space will be accessed from a dedicated doorway from the existing laneway to the
north of the building which provides a pedestrian connection between Commons Street and
Alderman Way. A lightwell is provided to the west of the unit fronting Commons Street which will
allow light access into the lower-ground floor area of the space.

There is an additional arts/community/cultural space located at 1% floor level. This space will be
used as part the ‘Liffey Experience’ which includes the viewing deck detailed below. The section
of the ‘Liffey Experience’ at 1*! floor level will comprise a publicly accessible interactive gallery.
Lifts leading to the 16™ floor viewing deck are also accessed from this floor. This space is
accessed via a ground floor entrance from North Wall Quay with stairs and a lift leading to the
1% floor space. A double height space is provided above the entrance to the space with light
accessing the space at 1% floor level through the shared atrium.

The third internal arts/community/cultural space is located at 16' floor level (17 storey) and will
include a viewing deck. The viewing deck will include an external landscaped terrace which will
provide panoramic views over the River Liffey and South Dublin City towards the Wickiow
Mountains. The viewing deck will be accessed by the stair and lift core located within Block B.

The proposed use of the internal space at 16" floor level is an interactive gallery housing a
permanent exhibition entitled ‘Liffey Experience’ featuring educational and informative content
on the history and evolution of the city’s primary watercourse, the River Liffey. The external
space will be a landscaped viewing terrace providing 180 degree uninterrupted views across
the east, south and west of Dublin.

It is also proposed to provide an external arts/community/cultural space within the new street
proposed to the east of the building which will connect North Wall Quay with Clarion Quay. The
arts/community/cultural uses will include pocket play areas such as chess tables, sun loungers
and outdoor seating including . This new street is described in greater detail in Section 4.3 below
and the Landscape Design Report prepared by Cameo + Associates.

The external space accounts for 23% of the total arts/community/cultural uses proposed as part
of the development which is considered acceptable and provides a good variety of uses
throughout the site.

4.1.10 CHAPTER 15 - DEVELOPMENT STANDARDS
4.1.10.1 15.4.3 Sustainability and Climate Action

Good design has a key role to play in both reducing waste and emissions which
contribute to climate change. These issues must be considered from the outset of the
design process. Development proposals will be expected to minimise energy use and
emissions that contribute to climate change during the lifecycle of the development with
an aspiration towards zero carbon, and ensure the reduction, re-use or recycling of
resources and materials, including water, waste and aggregates. To minimise the waste
embodied energy in existing structures, the re-use of existing buildings should always
be considered as a first option in preference to demolition and new build.

A Climate Action Energy Statement has been prepared by BPC Engineers and submitted with
this application. The statement outlines the various mitigation measures that have been
incorporated into the building’s design to reduce its impact on the climate during the construction
and operational phase. Please refer to this report for a detailed description of the measures
incorporated.
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In terms of renewables incorporated into the proposal, a series of renewable technologies have
been assessed for this development. Not all of the technologies have been incorporated into
the proposal, however, an Air Source (4-pip3e) Heat Pump (ASPH), Ground Source Heat Pump
(GSHP) and Photovoltaics have been incorporated. Please see the Climate Action Energy
Statement for further details.

In relation to embodied carbon, the Climate Action Energy Statement prepared preliminary
embodied carbon and whole life carbon assessment for both the proposed new build and the
refurbish and extend options. The assessment states the following:

“There is not a significant difference in whole life carbon emissions between the new build and
the ‘R&E’ option. This is largely due to the fact that the R&E option still requires a significant
amount of new structure to create the same floor area. Also, elements like the raised access
flooring systems and the building fagade still need to be replaced in the R&E option and these
make up a significant portion of the overall embodied carbon. The results show that depending
on the operational energy, the new building is only likely to have 3-8% additional carbon
associated with it compared to the R&E option. It's also worth noting that the R&E option did not
consider the additional structural columns, etc. that will be required at the lower floors to support
the additional upper floors, because this information was not available at the time of the
assessment. If these additional structural elements were considered in the R&E option, the
difference in carbon between the new build and R&E options would reduce further.”

The HTLVIA states the following:

“The proposed development will represent an example of ‘best practice’ relating to sustainable
design and green credentials. The high-quality design of the building includes this factor as an
essential element. The environmental consequences of demolishing the existing building have
also been taken into account.”

4.1.10.2 15.5 Site Characteristics and Design Parameters

Development proposals should make the most efficient use of land by delivering an
optimum density and scale of development for the site having regard to its location within
the city.

Certain areas of the city, such as those located adjacent to high quality public transport
will lend themselves to a more intensive form of development. Similarly, brownfield and
infill sites can also achieve greater densities subject to the location and proximity to
other services. Appendix 3 of the plan sets out guidance regarding density and building
height in the city in order to achieve sustainable compact growth.

In considering the appropriateness of a development at a city scale, applicants should
demonstrate that the scheme proposed has adopted an appropriate approach to urban
intensification broadly consistent with its location.

The proposed development is located in an area with high quality and high capacity public
transport as set out and therefore the site is capable of accommodating a high density
development in this respect.

The proposed development provides for a site coverage of 73.4% which is within the indicative
range outlined in the Development Plan for central areas.

The scheme design has been informed by a contextual analysis and has been justified in the
context of the provisions of Appendix 3 of the Development Plan.

John Spain Associates Planning & Development Consultants
64



15t Party Appeal — 1 North Wall Quay

4.1.10.3 15.5.4 Height

Appendix 3 identifies the height strategy for the city and the criteria in which all higher
buildings should be assessed.

A separate document has been prepared by John Spain Associates, in conjunction with Henry
J Lyons Architects and City Designer, which addresses the performance-based criteria set out
in Table 3 and Table 4 of Appendix 3 of the DCC Development Plan. Please refer to this
document for a justification on the provision of a landmark/tall building at this location.

4.1.10.4 15.5.5 Density

Dublin City Council will support higher density development in appropriate urban
locations in accordance with the NPF, RSES and the Section 28 Guidelines which seek
to consolidate development within exiting urban areas. Higher density development
allows land to be used more efficiently, assists in regeneration and minimises urban
expansion. Higher densities maintain the vitality and viability of local services and
provide for the critical mass for successful functionality of public transport facilities.

New development should achieve a density that is appropriate to the site conditions and
surrounding neighbourhood. The density of a proposal should respect the existing
character, context and urban form of an area and seek to protect existing and future
amenity. An urban design and quality-led approach to creating urban densities will be
promoted, where the focus will be on creating sustainable urban villages and
neighbourhoods.

All proposals for higher densities must demonstrate how the proposal contributes to
placemaking and the identity of an area, as well as the provision of community facilities
and/or social infrastructure to facilitate the creation of sustainable neighbourhoods.
Refer to Appendix 3 for further details.

The proposed development provides for a building of increased density compared with the
existing, as well as providing a greater mix of uses. The increased density is considered
appropriate in the context of the public transport connections available within walking distance
of the site, such as Dart, Luas and proposed MetroLink. Arts/cultural/communities have been
provided both internally and externally across various floors in the development.

A separate document has been prepared by John Spain Associates, in conjunction with Henry
J Lyons Architects and City Designer, which addresses the performance-based criteria set out
in Table 3 and Table 4 of Appendix 3 of the DCC Development Plan. Please refer to this
document for a justification on the provision of a landmark/tall building at this location.

4.1.10.5 15.7.1 Re-use of Existing Buildings

Where development proposal comprises of existing buildings on the site, applicants are
encouraged to reuse and repurpose the buildings for integration within the scheme,
where possible in accordance with Policy CA6 and CA7. Where demolition is proposed,
the applicant must submit a demolition justification report to set out the rational for the
demolition having regard to the ‘embodied carbon’ of existing structures and
demonstrate that all options other than demolition, such as refurbishment, extension or
retrofitting are not possible; as well as the additional use of resources and energy arising
from new construction relative to the reuse of existing structures.
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Existing building materials should be incorporated and utilised in the new design
proposals where feasible and a clear strategy for the reuse and disposal of the materials
should be included where demolition is proposed.

A Heritage Significance & Adaptive Capacity Assessment has been prepared by Henry J Lyons
Architects and submitted with this application. The document appropriately justifies the
proposed demolition of the existing building. The document states the following in relation to the
rationale for demolition:

“The layout, form, facilities, spatial typologies, services, environmental and technical design of
the existing building would be considered not to fully comply with the current regulations and
best practice guidance and is unsuitable to effectively support today’s work environment.

The design team undertook extensive modeling and wide-ranging studies. These include
looking at operational life, tenant attractiveness and whole-life carbon, together with an
assessment of the civic contribution.

The higher density that can be achieved in the new building facilitates a greater number of
people working from the building, with access to public transport and increased bicycle parking
facilities, combined with the removal of approximately 100 car spaces and introduction of a new
landscaped park reduces the overall carbon footprint of the building.”

The document also includes a Buildability Assessment prepared by PJ Hegarty’s. The report
assesses the buildability of a New Build versus a Retain and Extend option. The assessment
concludes the following:

“Having completed the assessment regarding the buildability of the proposed development and
comparing the two options below, the conclusion is a preference for Option A.

A. The new build option which consists of full demolition of the existing 5-storey building on the
site at present. The building is understood to be of reinforced concrete (RC) flat slab and
concrete columns (there are some areas of precast beams and steelwork to be demolished
also).

B. The 'retain and extend' option, which involves partial demolition of the existing buildings on
the site, after which construct new cores and adding new structure/strengthening the existing
structure to carry a vertical extension similar in the scale of the new build option.

Option A offers a safer approach to completing the project. The full demolition of the building
provides for greater control of the work when compared to “cut-and-carve” projects.

. Environmental nuisances such as noise and dust, are much more likely to be controlled to the
satisfaction of the neighbours on a full demolition site.

There is more opportunity to re-use crushed concrete and avoid landfill due to the scale and
speed of availability of waste concrete when compared with the slower processes of partial
demolition.

The absence of a secant pile wall around the perimeter of the existing basement presents a
number of problems such as safety issues relating to uncertainty of performance of the existing
structure once localised concrete cutting takes place for strengthening works and water ingress
to the existing basement. This has environmental impacts due to the need for pumping, de-
watering and wastewater treatment. The structural instability of the retained perimeter RC
retaining walls once the RC Basement & Ground floor slabs have been demolished. This
instability transfers into the retained RC frame overhead also being structurally unstable.
Structural performance of the composite slab and pad footings once localised slab is removed
to allow for strengthening works. Deflection and other implications cannot be accurately
predicted. Temporary works required to overcome this uncertainty will be hugely significant.
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6. The need to demolish the Ground Floor slab entirely to enable piling rigs to install the new load-
bearing piles. The retained RC columns and RC walls will then be free standing and spanning
from Basement Level to 1 Floor Level — a height of 8.2 meters. Substantial temporary propping
required to all retained columns and walls.

7. Logistics within a fully demolished building footprint can be managed to successfully meet the
needs of the Local Authority and neighbours.”

Please refer to this document for further justification for the proposed development.

4.1.10.6 15.14.4 Office

The provision of office accommodation will be supported in appropriate areas of the city.
Regard will be had to the scale of such development depending on location. All office
proposals shall be accompanied by an architectural design statement which details the
internal building design and layout to ensure a high standard of amenity for future
employees, in relation to noise impact, daylight and sunlight, ventilation, etc.
Applications for large scale office development should demonstrate how the proposal
interacts with the public realm at street level to provide for active frontage and a high
level of animation.

Large scale office schemes, in excess of 5,000 sq. m., will be required to provide for an
element of high quality, public open space or contribute to the public realm of the area
through landscaped features such as roof terraces, courtyard gardens and enhanced
amenity at street level. For schemes less than 5,000 sq. m, a high quality environment
should be provided where feasible through measures such as landscaping and public
realm enhancements. Such proposals should be accompanied by a landscape design
report in this regard which demonstrates how the proposals contribute to the natural and
built environment. As part of the Architectural Design Statement for larger office
schemes, an assessment should be provided as to how the development would impact
on other buildings in close proximity.

An Architectural Design Statement has been prepared by Henry J Lyons Architects and
submitted with the application. Please refer to this document for further details.

In respect of contributing to the public realm, as already detailed, a new landscaped park is
provided to the east of the building, which will be accessible to the public. Additionally external,
landscaped terraces and winter gardens are provided across various levels within the building.
A Landscape Design Statement was prepared by Cameo + Partners and submitted with he
application.

4.1.10.7 15.15.2.2 Conservation Areas

Conservation Areas include Z8 (Georgian Conservation Area) and Z2 (Residential
Conservation Area) zones, as well as areas identified in a red hatching on the zoning
maps which form part of the development plan. These red-hatch areas do not have a
specific statutory protection but contain areas of extensive groupings of buildings,
streetscapes, features such as rivers and canals and associated open spaces of historic
merit which all add to the special historic character of the city.

All planning applications for development in Conservation Areas shall:

* Respect the existing setting and character of the surrounding area.

» Be cognisant and/ or complementary to the existing scale, building height and massing
of the surrounding context.

* Protect the amenities of the surrounding properties and spaces.
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Provide for an assessment of the visual impact of the development in the surrounding
context.

Ensure materials and finishes are in keeping with the existing built environment.
Positively contribute to the existing streetscape Retain historic trees also as these all
add to the special character of an ACA, where they exist.

As stated in responses to Policy BHA9 in the Cover Letter prepared by John Spain Associates,
the surrounding IFSC and North Lotts area has undergone significant redevelopment and
regeneration over recent years. The existing building on site was constructed prior to the
majority if the surrounding redevelopment which has taken place. It is considered that the
proposed redevelopment of the existing building would be in keeping with similar redevelopment
which has taken place in the surrounding area in recent years.

A Visual Impact Assessment has been provided by City Designer at application stage and
includes in the HTLVIA. The assessment examines a significant number of key views and vistas
around the city. The City Designer response document states that “the key views mentioned
are not likely to be significantly impacted other than by the addition of a high-quality prominent
building which is intended to invite public participation at the top of the highest part.”

The material and finishes used on the proposed development are described in the DCC
Planner’s Report as follows:

“The Planning Authority consider the finishes and materials to be of a relatively high standard
and the interaction of the building at streetlevel with its angular form and ‘movement’ will provide
visual interest along the quayside.”

There are no historic trees removed as part of the proposed development.

In response to the Section 15.15.2.2 of the Development Plan, the City Designer response
document states that “due to the emerging townscape of larger scale buildings both inside and
outside the Conservation Area, the proposed development would provide a more coherent
context for the protected structures in the proximity of the site at North Wall Quay.” The response
document also states that ‘the assessments show that the proposed development creates
moderate and positive effects to the River Liffey and Quays character area.” The response
document also highlights the below extract from the HTLVIA:

“The sensitivity of this character area, as a combination of its value and susceptibility to change,
is medium, the development site being adjacent to a part of the character area that has
undergone significant change in recent years. The proposed development would be a high-
quality and elegant addition to North Wall Quay that would feature in views from the River Liffey
corridor, its bridges and quays. It has been conscious intention of the design team to produce a
design which enhances the character of the Liffey Quays and it is considered that this has been
successful. The proposed development’s articulation of the plan to the south onto the river
enhances the public realm. In relation to the character area as a whole, the magnitude of change
is deemed to be medium. The likely effect of the proposed development on the character area
is considered, therefore, to be moderate and positive.”

41.11 APPENDICES

Appendix 3.0 Understanding Height and Density — the Strategic Approach

A separate document has been prepared by John Spain Associates, in conjunction with Henry
J Lyons Architects and City Designer, which addresses the performance-based criteria set out

in Table 3 and Table 4 of Appendix 3 of the DCC Development Plan. Please refer to this
document for a justification on the provision of a landmark/tall building at this location.

John Spain Associates Planning & Development Consultants
68



- 1%t Party Appeal — 1 North Wali Quay

Appendix 16 — Sunlight and Daylight

A Sunlight, Daylight and Overshadowing Assessment has been prepared by BPC Engineers

and was submitted at application stage. An additional assessment has been prepared by BPC
Engineers and is submitted with this 1%t party appeal.

John Spain Associates Planning & Development Consultants
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APPENDIX 4: 15T PARTY APPEAL SUBMISSION PREPARED BY HENRY J LYONS
ARCHITECTS.

John Spain Associates Planning & Development Consultants
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13! Party Appeal — 1 North Wall Quay

APPENDIX 5: ARCHITECTURAL DRAWINGS, SCHEDULES AND DOCUMENT REGISTER
TO ACCOMPANY 15T PARTY APPEAL PREPARED BY HENRY J LYONS ARCHITECTS

John Spain Associates Planning & Development Consultants
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APPENDIX 6: RESPONSE TO NOTIFICATION OF DECISION TO REFUSE PERMISSION
PREPARED BY CITY DESIGNER

John Spain Associates Planning & Development Consultants
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1.0 Author’s Qualifications

1.1

1.2

1.3

Citydesigner was the first bespoke consultant for
integrated townscape and heritage advice serving
major projects in the UK and Ireland and the first
to put design quality uppermost in its aim to help
development achieve an optimum sensitivity to
historic environments. It was founded as Richard
Coleman Consultancy in 1997 following Richard’s
13 years of running the Royal Fine Art Commission,
then the only design review panel in England.
He and his team are mostly qualified architects
so that design collaboration with the appointed
architects forms an important part of the role. The
consultancy has become an industry leader and
over its 27 years has trained many of those now
running subsequent competitor townscape and
heritage practices.

Citydesigner provides significance assessments
for heritage buildings and areas of all sizes, as
well as their settings, from locally listed parks to
world heritage sites. It is an expert on townscape
landscape and heritage Environmental Impact
Assessments and knows how to interpret the
rules concerning significant effects, adverse
and beneficial effects, and the sensitivities and
susceptibilities of human and built receptors.

Richard Coleman - Principal

As principal of the practice, I am an architect, and
heritage expert. My early career was as assistant
architect on works to Windsor Castle and Hampton
Court Palace. Prior to setting up Citydesigner in
1997, in my role as Deputy Secretary of the Royal
Fine Art Commission (precursor of CABE) for 13
years I developed unique skills in architecture,
urban design and conservation, giving me the ability

__to provide objective and informed judgments on

1.4

1.5

design matters and a balanced judgement about
change to the urban environment. Through over
30 years of analysing existing historic contexts
and architectural designs proposed for them, I
have gained a depth of knowledge about achieving
and assessing sensitive and enhancing designs
in relation to the historic environment, through
the application of objective criteria in an area of
analysis all too often considered to be subjective.

I was appointed by the UK Deputy Prime Minister’s
Office in 2002 to be part of a working group
tasked with rewriting the current policy embodies
a number of refinements I introduced at that
time, concerning contribution/enhancement/harm
all categorised on a scale. I was also appointed
together with Milier Hare in 2005 by the London
Mayor Livingstone to contribute to the draft for the
2006 consultation on the London View Management
Framework (LVMF), for the management of views
across London as outlined in Section 4 of the then
London Plan.

The consultancy has been commissioned to
prepare several independent heritage significance
assessments for post-war buildings in both Cork
and Dublin. Our involvement in such projects has
grown as post-war architecture gains more interest
from heritage, planning and design practitioners,
as well as the wider public, resulting in a greater
desire to see the best examples protected.
Through our independent heritage significance
assessments, we bring a balanced, well-considered
and authoritative voice to the discussion, which
seeks to ensure that the significant elements of
the very best post-war buildings are preserved,
while in the case of less worthy examples of post-
war architecture, a pragmatic approach is adopted,

1.6

1.6

which achieves a balance between conservation,
alteration and redevelopment.

Citydesigner was first engaged in Irish work in
2007, when it offered design and heritage advice
on Foster + Partners proposed redevelopment of
Dublin’s Clarence Hotel. Since this time and up to
the present day, Citydesigner’s skills and expertise
have been sought on an ever increasing number
of Irish schemes, and we have worked for some
of Ireland’s most prominent developers, and in
doing so, have collaborated with many of the
country’s best architects and designers. We have
also offered professional advice and guidance to
local authorities in Ireland faced with planning
applications for large-scale development proposals
in sensitive locations.

Schemes include;

s Clarence Hotel, Dublin (2007)

o Liberty Hall, Dublin (2011)

+ National Paediatric Hospital, Dublin (2011)
e ESB Fitzwilliam Street HQ, Dublin (2014)
e  Fitzwilton House, Dublin (2016)

e 74-75 Baggot Street, Dublin (2017)

e AIB, Dublin (2017)

e«  Spencer Place, Dublin (2017)

e Tara Street, Dublin (2017)

e  Wilton Plaza, Dublin (2018)
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2.0

2.1

2.2

2.3

2.4

WALL QUAY LIN CIT

Introduction

Citydesigner is disappointed to know that the
Dublin City Council has issued a refusal notice on
17* April 2024 in regard to the planning application
recently lodged.

Citydesigner is a team of experienced professionals
from the areas of architecture, urban design and
heritage. The consultancy was appointed by
NWQ Devco Limited to assess both the existing
building, the scheme and its effects on townscape
and heritage. This took place during the design
process following which we were asked to prepare
the ‘Environment Impact Assessment Report
Volume III: Heritage, Townscape, Landscape And
Visual Impact Assessment’ (HTLVIA) as part of the
planning application.

The Notification of Decision to Refuse Permission
of the 17* April 2024 states 3 main reasons
for refusal. The second reason relates to
overdevelopment, impact on the Liffey Quays and
being contrary to the Z5 zoning.

This document responds to the concerns raised
in the second reason for refusal, the relevant
townscape and heritage policies identified in it
and the concerns relating to commentary on
certain views assessed in the HTLVIA and referred
to in the Pianner’s Report of the 17 April. This
response draws from assessments made in the
HTLVIA dated February 2024.

3.0

31

3.2

3.3

3.4

Planning Policy

The second reason in the Notification of Decision
to Refuse Permission states that:

“2. The proposed development would constitute
an overly dominant form causing serious injury
to the visual amenities of the Liffey Quays; a
(red hatched) Conservation Area. The proposed
development would contravene Policy BHA9, Policy
SC17, Section 15.2.2.2 and Appendix 3 Section 6.0
Guidelines for Higher Buildings in Areas of Historic
Sensitivity of the Dublin City Development Plan
2022-2028, adversely impacting key views and
vistas along the river corridor and the amenities
of properties in the vicinity. The proposed
development would therefore be contrary to the
Z5 zoning objective and to the proper planning
and sustainable development of the conservation
area.”

On page 35, the Planner’s Report refers to the
same policies relating to conservation areas,
architectural conservation areas, and the historic
core of the city.

The following paragraphs refer to each policy
listed in the refusal note, and refer to the HTLVIA
chapters which provide appropriate assessments.

Policy BHA9 - Conservation Areas

Policy BHA9 is set out in ‘Chapter 11: Built Heritage
and Archaeology’ of the Development Plan 2022-
2028. It seeks to protect the special interest and
character of all of Dublin’s Conservation Areas
represented by red hatching on the zoning maps. It
is mentioned that development within or affecting
a Conservation Area must contribute positively to

3.5

3.6

its character and be an opportunity to enhance
the character and appearance of the Conservation
Area and its setting. One of the enhancement
opportunities identified by this policy is
“Contemporary architecture of exceptional design
quality, which is in harmony with the Conservation
Area”.

In chapter 9.0 of the HTLVIA, heritage assets
in the immediate surroundings and in the wider
setting have been assessed in relation to the

proposed development. The assessments show
that the prominence of the proposed development
creates no adverse effects to the significance or
settings of the nearby protected structures and
Conservation Areas (see paragraphs 9.6-9.10 of
the HTLVIA). In fact, the proposed development
would enhance the significance of the River Liffey
corridor of the conservation area owing to its
exceptional design quality and special position in
a transitional river setting from the ancient quays
to the ‘modern’ docks. The proposed development
has been appropriately designed in relation to its
riverside setting without harming the character of
the quays or the protected structures along them.

To clarify, paragraph 9.9 of the HTLVIA stated:
“The development site at a point of change where
the river widens and becomes formal with parallel
quays. The transition is from the ancient quays
to the ‘modern’ docks. The tight urban grain of
the quays is replaced by a more appropriate scale
and larger public spaces. The new building will
provide a stronger, more coherent context for the
protected structures that stand within the vicinity
of the site along North Wail Quay and will become
part of the emerging townscape of larger scale
buildings both inside and outside the Conservation



pinom Jeyl Aend [i1em YMoN 03 uonippe juebals pue
Ajtjent Iy e aq pjnom juswdoasp pasodoid
2yJ 'sdeaA juadad ul abueyd Juedylubis auobiapun
sey jey) eate Jajpeleyd ayl jo ped e o) juadelpe
Buiaq ats JuswdoaAap ayl ‘wnipaw si ‘abueyd 03
A3{1g13daosSNs pue anjeA s} JO uoleUIqUIOD e se ‘eale
l1910B4RYD SIUY JO ALARISUIS Y], :BaJe Jajoeleyd
sAend) pue AayIq 18A1Y 243 03 Buliasal VIATLH 3Ud
jo 71'8 ydesbesed wouy pajoesIxa S| Mojpq Byl

‘eaJe Jajoeleyd
sAend) pue Aayi] 1oAY 3yl 01 s}oays aAlisod pue
9jelopow sajeaud swdopasp pasodold suj eyl
MOUS SJjuauwissasse ayl ‘juswdolpadp pasododd

34} 03 uoneJaJ Ul passasse uaaq aAey bBumies
d3pIm 2U1 Ul pue sBUIpuUNOLINS 3jeIPSWWI BY3 Ul
seale Jaypeleyd ‘VIAILH 241 Jo Q'g Joadeys ug

‘Aend ||lem YHON 3e 23S 33 Jo Ajwixoud ayy
ul S24n3IdnJ3s paoajodd 9y3 JOJ IXJJU0D JUIIBYOD
aJow e apiaoad pinom juswdolpaap pasodoad ay3
‘ealy UOIIBAJIDSUOD dY] SPISINO pue apisul Yyioq
sbuip|ing 9jed>s Jabie| jo adedsumoyl bBuibiows
3y3 01 BNQ ‘BaJY UOIJRPAIDSUOD 3] SIJOUBP YdIYym
Yoley pad ouy uiyum Ajjerped sai) ais ayL “(VIATLH
3yl JO 0T'6-9'6 sydesbeied 293S) passasse usaq
sey oouedyiubis jeyy o1 Buiyes syl Agq spew
uonNglIjuod ayy pue 4oprLuod Aayin ayjy buipnpul
‘ealy uoljeAldsSuUO) ueld Juswdopasg Byl Jo
aouedylubis oyl VIAILH 943 Jo 0°6 J93deyd ug

‘adeds)aa.4}s 9y} 03
23nquIuod AAanisod pue 3xajuod bujpunolins ayl
up Juswdo|aaap ay3 Jo Joeduwll |BNSIA JO JUBUISSISSE
ue apiaold ‘ease 3yl jo Joeleyd pue bBuipes
Bunsixe ayjy 1adsal pinoys suonedydde bujuue|d
e Jey) pauopusaw os|e Si 31 “JJoW DM0ISIY JO
saoeds uado pa3leIDOSSE pUB SI9AM SB UYONS S2UN3ea)

pue sadeosioalls ‘sbuipjing jo sdnoub ssedwooua
seade 9say] ‘A3D Byj JO JS)deueYd DLI0ISHY [RIDAdS
oY) o3 bBuippe Joj paswubolas usaq aAeY Ing
uonpajold Aloymels SABY Jou Op Seale 3SaY)
Y3 SOIRIS 1] UOPLI0D ABMI J43AIY By} Sapnpul
UdIym Baly UOIIBAISSUOD ue|d juawdojpaag ay3
Buipn|pul ‘sealy UORBAIISUOD) 01 SJ4S) 870T
-ZZ0¢ Uueld 3JuswdojpAs@ adyl 4o ,spdepuels
juswdolaas@ :ST 433deyd, Jo Z'Z'ST'ST UOolID3S

SeaJy UOIJBAIdSUO) - Z°Z'ST'ST UoID9S

“Juswinoop syl Jo 0z ydeibeied je
uodn papuedxa si SIY] ‘ue|d Juswdo|aAaq ay3 Jo €
xjpuaddy jo ¢ 2|qel ul uoisiaold ay3 1opun payisnl
s| pasodoid Buieq ainjdayydie jeuondadxs ay)
pue ays ay3 jJo aunjeu |euonndadxs ayl ‘bBuipjing
{le} e 1oy pajedojje IS e Jou J|Iym ‘A3 By3 Ul
uoljedo| Jejndod siy3 03 adejd Jo 9suas e Buippe
pue ‘AJ1qiba| uerjsopad bujsesuou) ‘pajesobiaulal
9 ||Im eaJde |edoj |yt °sseodoe dlqnd pue wiead
olgnd |epyauaqg e pue bBuipjiing 2o lewpue|
anbiun e Jayo |m jJuswdojaasp pasodold syl ‘b
3|qe] je euajlud sduewopad 3yl yim bulAldwod
SE |[oM Se ‘DuljAys syl 03 uonnguIuod aaRisod
e Bupew pue sAend Aayl] syl jo ued siyy jo
Anqibs| ay3 o3 Buianglauod Aq ue|d Juswdojpasd
93 Jo € xipuaddy je sased |euo3dodxa 40j YD
9y} yum Ajldwod |im juswdojpaap pasodoad ayl

L 'SM3IA Juerioduwy jo bunuiely
40 uov304d oy3 pue jJuswuonrua buinedal Yy
uo spedw; ‘Apuswe ‘Ajjgeureisns ‘ubissp 03
uosefas uj spiepueis ybry aaaiyoe sjuawdojprap
yons eyl ainsus 03 ‘c xipuaddy uj N0 39S eLIdILI
JUBWISSOSSEe BY3 SSalppe pue IXe3u0d Jpy] 10adsal
Isnw  sbuipying  jjey/sewpuey buipnput “aybay
pue ajeas pasueyus Joj sjesodo.d Jle ‘sased jje uf,

:jeyj saels pue uejd
juswdojaAaq sy Jo € xipuaddy uy sbuip|ing |je3 Jo}
BLIoID Y3 01 staya. g abed 1e podad sJauueld syl

‘(0t'9-v2'9 sydesbeied 29s) 0'9
J93dey?d 3e VIANTLH 343 Ul paquasap st € xjpuaddy
ue|d Juswdo|aAsd JO { d|geL Ul IN0 135 S9AIDRIqO
3y} 0) dsuodsos pajlejop e pue jusawdojsasp
ubisap ay3 Jnoybnolyy patapisuod Afny usaq aAeY
eLJUD pue splepuels ubisap asayy ‘juswdojaasp
Buibaswe Aq paainbas spuepuels juawdojAsp
3yl sauIlno yoiym ueld uawdopasg syl Jo
€ xipuaddy ul aouepinb 03 sigged £T1DS Adljod

*AJ1D 3y] Jo J93deIRYD URGIN
3Y) 01 uoiINgLIIUOD danisod e axew pue yseosdde
pal ubisep B mojjo4 sbuiping g1 4oy sjesododd
||B 3By} S4NSUS pue AND JBuUul By} JO dUIAS BY3
9oueyuo pue Jajodd 0} SHP3S 31 '8Z0C-220T
ueld juswdoasg 8y3 Jo ,AND 9yl JO 3INPNAS
pue adeys :p J33deyDd, Ul Ino 38s S| LTDS Adljod

yBiaH Buip|ing - £T1JS Adtjod

*24N329Yd.e JO SjudWRID
aA1ounsIp anoy Bulp|ing Buiisixs a)buls auyy bupjew
AQ J4a10RMEBYD DY) Sodueyus pue abejuoly sapoe
aJow e saew ‘sAenb ayy jJo wieas oygnd oyl
sanosdwi Juswdojaasp ay) Jo abpa ynos ayy Jo
ueid Bupejnpun pasodoud ay] -ous juswdojaasp
ay3 Jo 9pis 48ud Je pue ssoude sbuip|ing Aunjuad
w0Z 343 Jo sAeq juou} ayj sapnpul sAenb ay
buoje Asepunoq ypoOu BBJER  UOIIRAIDSUOD BY]

‘sAenb ay3 Jo jujod siy3 je
d2uedyiubis sy ‘2402493 ‘pue eale Uo|JRAIdSUOD
2U3 JO Ja10eleyd syl IDUBRYUD 2U0J0I9Y} pinom
juawdolaadp pasodoad ayy sapnppuod 3 ,ealy

0T'€

8'¢

L€



| NORTH WALL QUAY I [

3.16

3.17

feature in views from the River Liffey corridor,
its bridges and quays. It has been the conscious
intention of the design team to produce a design
which enhances the character of the Liffey Quays
and it is considered that this has been successful.
The proposed development’s articulation of the
plan to the south onto the river enhances the
public realm. In relation to the character area
as a whole, the magnitude of change is deemed
to be medium. The likely effect of the proposed
development on the character area is considered,
therefore, to be moderate and positive.”

Appendix 3, Section 6.0 - Guidelines
for Higher Buildings in Areas of Historic
Sensitivity

Section 6.0: ‘Guidelines for Higher Buildings in
Areas of Historic Sensitivity’ of ‘Appendix 3: Height
Strategy’ of the Development Plan 2022-2028,
refers to the identification of sites suitable for tall
buildings and the need to consider environmental
sensitivities. It is mentioned that tall buildings
are generally not considered suitable in historic
settings such as Conservation Areas, the River
Liffey and the quays.

The site lies partially within the Development
Plan Conservation Area. As described in Chapter
9.0 of the THLVIA (paragraphs 9.6-9.10), the
development site is at a point of change in the
quays where the townscape transitions from
historical to modern.

The Planner’s Report states at page 17: “"Section
6 of Appendix 3 'Guidelines for Higher Buildings in
Areas of Historic Sensitivity’ of the plan states that

developments of significant height and scale are
generally not considered appropriate in historic
settings including conservation areas, the River
Liffey and Quays, amongst others.

The subject proposal albeit 'divided’ into 4 build
elements (A, B, C, D) spanning over 106 metres
of the North Wall Quay frontage and with heights
of 12, 17, 10 and 9 stories respectively across this
frontage in addition to the extended form 8-10
stories to the rear (albeit with some setbacks)
would provide a very significant volume of building
on this site. As such, the proposal by virtue of its
scale, bulk and massing would likely be visually
dominant and overbearing adversely impacting
on the existing residential properties in close
proximity and would likely have a serious negative
visual impact on the Conservation Area.

While the Planning Authority would consider a
taller element on this site all conditions would
need to be balanced in terms of scale, building
height and massing and where residential amenity
and setting is duly protected.”

It is debateable as to whether the site is within a
historic setting since all the buildings surrounding
it are of late 20* century origin. Clearly these
sites have a history but it is only evident within
the open space of the Liffey Quays, which do not
require a specific neighbouring height of building
for their significance to be seen and appreciated.

3.20

ECISION REFUSE PERMISSION

IF Al TOIN I

Furthermore, neither the officer's nor the refusal
letter refer to the extensive justification for
exceptional circumstances in our chapter 6 of the
HTLVIA submitted with the application (paras.
6.18-6.40). This is repeated below for the benefit
of the Bord.

Tall Building Statement - Height
Justification and Exceptional
Circumstances (Extracted from

Chapter 6 of the HTLVIA)

Given that there is strong case for a new
building, the question of what form it
should take arises. Should it conform to
the generality of quayside horizontality
or is there an opportunity for it to have
a vertical emphasis and some height?
Were it higher, what height best serves
the City? On the one hand there is the
compelling argument to optimise the
use of the site as part of the commercial
centre of Dublin. On the other hand,
the site is not part of the central and
more ordered emerging clusters of tall
buildings. What are the exceptional
circumstances, therefore, which allow a
‘tall’ building of modest height on this
site?

First, it is on the Liffey quayside at the
start of the widened part of the Liffey. It
addresses a large-scale context, and in
the context of the City as a whole is an
exceptional site, see Fig.6.18.
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| NORTH WALL QUAY DUBLIN CITY COUNCIL

6.28

6.29

6.30

to the skyline in the form of a cluster
of varied elements. The spatial analysis
has been studied first by using VU.CITY
software and second using accurate
verified views by a specialist in order to
optimise the opportunity.

proposals for landmark/tall buildings

In the following paragraphs the
consultancy responds to the seven
performance criteria for all tall buildings,
set out in Table 4 of the Appendix 3 of the
DCC Development Plan 2022-2028:

1. Exemplary Architecture

The proposed development’s form
seeks to embrace an elegant landmark
formed by the interconnection of four
non-orthogonal volumes of different
heights, the highest providing views in
different directions of the city centre.
The visual impact in Chapter 10.0 of this
THLVIA demonstrates that the proposed
development does not have a detrimental
effect on strategic views and important
visual corridors in central Dublin, owing
to its high-quality design, landmark role,
limited height, public accessibility, and
urban legibility.

The proposed development is a complex,
yet harmonious, group of volumes. The
overall envelope is perceived as a light
crystalline aesthetic due to the angular

6.31

6.32

6.33

articulation of the different planes, mainly
in the south, east and west elevations.
The angular breaks in the facades
allow for the design to express ‘visual
movement’ harmonious with the moving
water of the Liffey. The stepping of the
volumes creates an interesting skyline
which results in a landmark-worthy public
facility at the top.

The building form has evolved through
numerous iterations, where the emphasis
towards creating a building of elegance,
design purity and timeless quality was
prioritised. The progressive evolution of
the building form is illustrated in detail
in the Architectural Design Statement by
Henry J Lyons Architects.

2. Sustainable Design and Green
Credentials

The proposed development will represent
an example of ‘best practice’ relating
to sustainable design and green
credentials. The high-quality design of
the building includes this factor as an
essential element. The environmental
consequences of demolishing the existing
building have also been taken into
account.

3. Public Realm

The proposed development enhances
the currently corporate perimeter of the
site and a revitalised public realm space

RESPONSE TO NOTIFICATION OF DECISION TO REFUSE PERMISSION

6.34

6.35

6.36

around the building will be enhanced
by the increased number of entrances
including multiple office entrances, retail
and for public/community use.

One of the key purposes of the proposal
is to achieve a landmark quality which
the public can fully engage with. As
a tall building complex, the proposed
development will be seen from certain
parts of the city, and w n those cases,
provide visual delight, urban legibility
and public enjoyment. The provision
of community space at lower ground,
ground and first floor in addition to the
viewing platform with a landscaped
terrace at the sixteenth floor will make
this building an asset to the community.
The uniqueness of this viewing terrace
provides opportunity for leisure and
education about the city.

4. Environmental Impact

Detailed technical analysis and supporting
reports have been included in the EIAR.

5, Public Safety and Functional
Impacts

An important purpose of the project is to
transform the ground level public realm
in a safe and functional manner.
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4.0

4.1

4.2

4.3

i VYV oL N

Visual Impact

Within the Planner’s report (pages 32-35) a
commentary is given against certain representative
views which were assessed in the HTLVIA. The
assessment together with the proposed view of the
selection of views can be found in Appendix 1. It is
important to note that the assessments carried out
by Citydesigner follow a thorough assessment of
the design quality of the proposal determining that
the design has attributes of quality appropriate for
a high building in Dublin City centre, which can be
seen to be a qualitative addition to the city centre
and therefore a welcoming addition, capable of
providing an enhancement to the city.

“"While the Planning Authority considers these
viewpoints appropriate in terms of providing the
necessary wider/longer views, the assessment
however lacks more short range views including
those from the vicinity of the residential blocks
to the rear. Considering the potential impact on
the sensitive receptors located to the rear it is
erroneous that shorter range views such as these
have not been included.”

Response: The townscape document deals with
the effect of the development on townscapes
visible from significant public places. The effect
experienced by nearby residents is provided by
the architects.

Of the 22 views assessed in the HTLVIA, the
Planning Authority provided comments on 15 of
them:

4.4

4.5

4.6

The Planning Authority note that 4 storeys of
the building in addition to a plant area appear
to be visible from this view, however the impact
is considered to be relatively neutral from this
location.”

Response: No response necessary.

“View 3 Sheriff Street Lower, looking south

The Planning Authority note the view which
demonstrates the significant bulk and massing
of the building which is likely to be significantly
more dominant when viewed from the adjacent
residential blocks to the rear of the site.”

Response: This is not a comment on the actual
view, which can be assumed to be acceptable. But
on a closer view which has not been included in
the set.

“View 5 La Touche House, lookin

The Planning Authority consider that the view
demonstrates the very significant mass and scale
of the building volumes which dominates every
other building in the vicinity, and in effect appears
excessive in scale and out of character in the
area.”

Response: The breakdown of scale, to no more
than four visible storeys in this view is explained
in the view assessment. The architecture is no
more out of character with the area than that of
the existing building.

4.7

4.8

4.9

N SRIMIES 3N

The Planning Authority consider that the view
demonstrates that there is a significant transition
in scale between the existing buildings and the
new development with the bulk and massing
evident at the upper levels.”

Response: This is a fact and therefore requires
no response. The quality of the architecture is not
mentioned or assessed.

“View 7 Talbot Memorial Brid

The Planning Authority consider that the view
demonstrates that there is a significant transition
in scale between the existing buildings and the
development. The building dominates the view of
the Conservation Area and the excessive scale and
massing of the volumes evident to the side and
rear of the site.”

Response: The significant transition is embodied
within the very skilful design by virtue of division
and stepping heights. The development may
dominate the photograph but is not so in reality
and in real time when the viewer can scan from
side to side and take in the full panorama.

“"View 8 Custom House Quay

The Planning Authority note the bulk of the tallest
element which is clearly visible from this view.”

Response: It is a notable addition of high quality
and its visibility is not seen as a negative fact.



‘Joey) e si siyl :osuodsay

L "MBIA SIY Ul JUSPIAS ALIB3JD S| JUBWS|D 3S3[/e] 3y}
Jo ¥nq au3 jeyy 4apisuod Aoyny bujuueld sy

*aanisod s| yoaiym uonisodwod
U3} JO D9Ye dAnelenb dyj uo JudsWWOD Ou S|
249yl "I0BS JO JUDWDIRIS B S| SIYl dsuodsay

. "91S 3y JO 1eas 33
SPIEMO] JUBWIAOPABD JO BWNIOA JUBIYIUBIS dY] SI
S8 M3IA SIY Ul JUBPIAD A1JeB]D S JUBLUSS 1S3/(E] 3y}
40 ng ay3 jey) Japisuod Awoyny Buiuueld Uyl

‘aAlsod s yoiym uonyisodwod
3yl JO 10943 dAlell|enb 9yl U0 JWUBWWIOD OU S|
949yl e} JO juswaels e s syl :osuodsay

«'1e1uapIsaL
03 juddelpe si yd1ym 33S ay) JO 1ead d3Y] SpIiemoy
JuBWdO[BABD JO DWINIOA JUBIYIUDIS BY] SI SE MIIA
SIY1 Ul JUSPIAS Aj1e3[D> SI JUDWSID 3S3[[e1 ayl Jo
Jnq 8y3 jeyy sopisuod Ajuoyiny buuueld ayi,

3bpIIg 1I9%09g [oNWes 07 MIIA,

‘Buiyyes sjeds
abuie| sy ulyum Ajgepojwod s 03} JuawdojaAap ayl
mole ‘syybiey pauea ayy yum 1ayiabol ajeds jo
uonejuasaidal pue uonisodwod ay) :asuodsay

8T

v

¥

0!

. 1583 8Y3 03 Jenuapisal buipnjoul
saipadoud Juaselpe swiaymiano yoiym buipjing syl
4O 92URIEBGIBAD PUR DIUBUILLIOD BY] $3]LIISUoWBP
MIIA SIY] JBYy] J49pIsuod Ajsoyiny bujuueld oyl

AT S, 0051560y Uyor JIS 61 MOIA,

*sa0p Juawdo|aAasp pasodold syl se sjysuaq [ensia
aaneyenb ou sisyo sbuipjing bulnoqybidu pue
Builsixa ayl Jo 9|RIS 49mo| 3yl '9|edas bulp|ing jo
aseaJoul ue jo bundsooe si yoiym ‘uoilipuod jeijeds
a|eos-abue| e J1qiyxa sAend) Aoy oy osuodsay

L, 'bunss sy3 ur ysoeieyd jo
N0 sieadde juawdofansp JO alNIOA 8y pue X1e3s
s1 sbuipjing buisixa oyl UsaMIBq 9fedS Ul UoIsue.]
Bl ‘MOIA SIyl Ul JUBpIAS S| Buipiing ay3 jo ssew
pue XInNq ‘8jeds dAISS9IXS i |eUOiIeWIOjSuRL)
8q 03 patopisuod si yoiym buies syl jo abueyd
juesyiubis Aisa syl ajou Ajuoyiny buluueld ayf

SWLIDY
AJ1qibs| uegan uj |epyauaq st ‘aoeds 9jqissatoe

Aplgnd  “uewpue|] e Jo AM|IGISIA :9suodsay

, "SOABD| OU 9ABY $39.47 dYI UBYM IDIUIM UI 3|GISIA
aJow Ajqelapisuod aq Aew juawudojarap pasodolsd
ay3 jo pedw) ay3 jey; djou Atoyny bujuueld ay i

aoe|d A[F LT M3IIA,,

uoiuido s,AqHo4iny ay) 01 Adedjuod ‘Axs
24} JO 2A09Yad 9q Ajjesauab |im Ing ‘suonipuod
W61 ym Adea ||im 3u0] pue AJl|IGISIA SYL "BOUDPIAD
uo papunoj jou s| uopdwnsse syl :osuodsay

STV

ETvy

. ydesbojoyd ay3 ur uoidap oyl
ueyy wJioj idep e se Jeadde A jiim buiping
BY3 JO DUO] DYl Se SNOIAQO aJow 3G 03 Ayl sI
MBIA SiYy] Wouy Bulpiing ayy 0 ANNGIsiA 8yl Jey]
ajou Aoyiny buiuueld oyl ‘bI MOIA 03 Jeliuwis

‘uoluido s,Ajuoyiny syl 03 Adedjucd ‘Axs ayy
JO 2ARD3RL 9q AljeJauab |Im Inqg ‘suoiyipuod by
UM AJBA ||IM DU0} pue AMNIQISIA 3yl :3suodsay

‘AXS By3 03 1nofod uj Jepulls buipling ay sAespod
yoiym ydesbojoyd ay3 up uondidap ay3z ueyl wioy
Jppep e se ueadde 03 Ay s1 buiping sy} jo
BU0] BYy] Se SNOJAGO B10W 3G 03 Ayl 94e ydiym
MBIA SIYy3 wody buipiing syl jo s[aAd) taddn oy
40 AJjIqIsIA 8y3 jeyy ajou Aydoyiny buiuueld oyl

‘Aem aausod e uj bulwioysuesy
S ‘|euollewIOjSuRI) PadpuUl 3]iym JusawdojaAsp ayL
“Jueulwop Si jueg J93s|nN 49WL0) 9Y3 ‘M3IA By} JO
snooy au3 si 31 ydeabojoyd ay3 ut aym “Jutod siyy
wiodj eweloued |enjoe ayj junodde Ojul e} Jou
S90P IURUILWIOP JO WSO 3Y] ‘uieby :@suodsay

» "MIIA SIY]
ut Juspine st buipjing ay3 Jo ssew pue ying ‘sjess
DAISSDIXD DY "BUIIANS AD pue MaIA By S2312UiLiop
wrioj Buipjing mau syl pue jeuopeuliojsuer) aq
0] palapisuod si ydiym adedspuel ayy ul abueyd
ueoyubis sy sjou Ajuoymny bumuueld 3yl

4984

0T'v



4.19

YAs set out in Section 4.5.4 of the CDP, all
proposals for enhanced scale and height, including
landmark/tall buildings must respect their context,
the impacts on the receiving environment and
the protection or framing of important views.
Figure 4-1 of the CDP indicates the key views
and prospects in the city including views towards
the Custom House, towards the Docklands and
along the River Liffey and Quays which are likely
to be significantly impacted by the proposed
development.”

Response: The key views mentioned are not
likely to be significantly impacted other than by
the addition of a high-quality prominent building
which is intended to invite public participation at
the top of the highest part.

5.0

5.1

5.2

5.3

Architects’ Additional Information

Drawings showing subtle changes to the design
are set out in the architects’ Architectural Design
Statement with an explanation of what has
motivated them.

In order to improve daylight amenity and
proximity of the building to residential neighbours,
the architects have proposed a design adjustment
to the eastern most element. Rather than simply
remove part of the block, the whole block has been
recomposed in terms of composition, proportion
and architectural detail.

Of the four elevational gestures facing the river
the easternmost was and remains the smallest.
The four vary in height and width and the
proposed change will maintain that compositional
approach. In order to keep each block as a simple
expression this does mean, however, that a further
fifth element is added to the composition in the
position where mass has been reduced. This has
been handled with great skill by the architects and
though different from the submitted scheme, it
retains the same level of quality in townscape and
architectural terms.
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s National Paediatric Hospital, Dublin (2011)

RESPONSE TO NOTIFICATION OF DECISION TO REFUSE PERMISSION

ESB Fitzwilliam Street HQ, Dublin (2014)
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