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Sheehan Planning
44 L ,nagowan, Palmerston Park, Dartry, Dublin 6

I 01 559 6034 / 087 900 6525 I john@sheehanplanning.ie

The Secretary
An Bord Pleanala

Monday, 5th December 2022
(Online submission)

Dear Planner,

RE: THIRD PARTY OBSERVATION ON FIRST PARTY APPEAL AGAINST DECISION TO REFUSE

PLANNING PERMISSION (ABP-315053-22)

(Site at 1-6 City Quay, 23-35 Moss Street and 2-6 Gloucester Street)

1.0 INTRODUCTION

Sheehan Planning1 has prepared this Observation on behalf of Irish Life Assurance plc2, owners
of 'Blocks C and D, 1 George’s Quay, Dublin 2 (D02 Y098), an office complex located to the
immediate west of the proposed development.

SIte
NotIce

Site
Notice

SIte
NotIce

SIte
Notice

Figure 1: Extract from application Site Location Map, wite
Quay ('IGCI’) highlighted in orange

Our clients are concerned at potential negative impacts on their property generally, with
particular concern regarding overbearing and loss of light. A separate note on potential loss
of sunlight and daylight is included as Appendix 1 of this Observation.3

These matters are summarised below.

1 44 Balnagowan, Palmerston Park, Dartry, Dublin 6

2 Irish Life Assurance plc, irish Life Centre, Abbey Street Lower, Dublin 1
3 Review of Daylight and Sunlight Report for Proposed Mixed Use Development at City Quay, Dublin 2 with regards to IGQ.

BPC Engineers, 04 Dec 2022
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2.0 POTENTIAL OVERBEARING - 1 GEORGE’S QUAY (

The proposed building directly faces the eastern (Moss Street) flank of No. 1 Georges Quay
('IGa’). While its city-wide visual impacts may need to be assessed, Irish Life’s submission
relates only to its potential impacts on IGQ, as the scale of the proposal will loom over existing
adjacent structures, including IGa - see Figures 2 and 3 below.

ment

red dot (from DCC web portal)
M 2: ExtrMErom mof amM®11 Buildlng Statement’ – IGt.i marIne MEI

r r 'I ,I II

Figure 3: Extract from Fig. 1 of 'Ta{ill®lding gMnt’ (@Mj
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( The application suggests that the proposed building is designed to respond to its context and
illustrates this premise with a drawing which is reproduced as Figure 4 below. We do not agree

that this drawing demonstrates a response to the Moss Street context of IGQ – rather it
overwhelms it entirely.

Figure 4: Extract from application Fig. 33 entitled 'massing response to streets and context
IGQ marked by red dot (DCC web portal)

3.0 POTENTIAL LOSS OF DAYLIGHT AND SUNLIGHT TO 1 GQ

The Appellant’s sunlight and daylight addendum report submitted as part of the First Party

appeal, is dismissive of concerns as expressed by Irish Life to the Planning Authority.4 We are
not reassured by this and have asked for a second opinion from BPC Engineers (separately
attached). That opinion states as follows:

Irish Life Assurance are actively working towards reducing their environmental
footprint in their buildings. IGQ is an example of the efforts they are making via the

deep retrofit of the building which has been completed in recent years. As part of
the deep retrofit they have invested in low energy light fittings which includes a
daylight dimming system.

Irish Life Assurance has previously respectfully asked the Planning Authority to have
regard to the impacts of overbearing and loss of light to the Moss Stret flank of they
office complex at No. 1 Georges Quay. The applicant’s response received from
section 3.5.1. of their response states “The loss to daylight is limited to a small
percentage of the fagade to Moss Street where the majority of the windows to IGQ

4 Addendum report for An Bord Plean61a First Party Appeal to DCC REG. Ref.:4674/22 – Daylight and Sunlight Assessments

of a Proposed Mixed-Use Development at City Quay, Dublin 2 date: 3rd November 2022.
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are small and would be insufficient to provide enough daylight for office task basel

activities. The small window size to Moss Street with the deep floor plate means the
use of supplementary lighting will be required in the office space currently and the

effects of any additional reduction in daylight from the 24-storey proposal above
the 8-11 story massing the LAP would be minor adverse.”

b

The Sunlight and Daylight results provided in the report prepared by Digital
Dimensions shows a major adverse impact on IGQ. The major adverse impact is

because of the following effect on IGQ: -

• Large number of windows and amenity area are affected.

• The loss of light is substantially outside the guidelines.

•The affected outdoor amenity space of IGa has a particularly strong
requirement for sunlight and the reduction has not been included in the report

completed.

We do not agree with “The Target VSC of 9%” for the IGC! building as noted in Digital
Dimensions sunlight and daylight analysis. The VSC results provided in the sunlight and

daylight report verify that the perimeter zones of IGa are predominantly being lit by
natural daylight currently and this will no longer be the case after the proposed
development. Figure 1 shows an excerpt from the response received on the sunlight and

daylight analysis to IGQ. The results provided show a significant effect to over 50
windows facing on to Moss Street, however the response from the applicant to concerns

raised by Irish Life Assurance noted “The loss of daylight Fs limited to a small percentage
of the fagade on Moss Street...”.

3.0 CONCLUSION

Irish Life Assurance plc respectfully asks the Board to have regard to their concerns and to
consider whether allowing such impacts, in order to facilitate a development of the scale

proposed, would be in the best interests of proper planning and sustainable development.

n\- \

sGI han
Sheehan Planning

End. (€50.00 statutory Observation Fee.)
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Review of Daylight and Sunlight Report for Proposed Mixed Use Development at City Quay, Dublin
2 with regards to IGQ. BPC Engineers, 04 Dec 2022

Review of Daylight and Sunlight Report for Proposed Mixed Use
Development at City Quay, Dublin 2 with regards to IGa.

Project Ref: 20303 P02

Client: Irish Life

Date: 04/12/2022

P
ENGINEERS BUILDING PERFORMANCE CONSULTING

BPC
ENGINE ERSB naIl# & &rW A5a'-Ha

1 Executive SrrInmary
BPCEngheu5meaBqed viaStudunF4ayjng m bdxdtfladrUeAsstran=
tDmrryalar=\&wd#edaWtzrd5uWt nputpruaIEed bAn&:rdPbMuga
kr %rv+B qWHat ref 467d&t22 O e_ atbrxirn mInt la An &xd nearaa First

Pzty P+peI to DCC leG, Fbf,:+67'UZ2 - DqVt rrxl suagt Au=ssnnds cf a
Pmpt>sed h#xHl Use lkwhpnunl a1 City tIm, Dtl£n 2 diRe: :P lkxmnbu a)22)

HI UeAssuammr IGCIad it aMI the Fn4xFddchk4neNdCdy (W
HrlaeA&sLrnmareadkbmxldrBuwwdsntl=+Bthe#erwirurnertal tx#pint
nttukbLdting£

+ TIn dEeded a£knnnadyspu= d IGC]tn5apatkrdarfystruB
mFirunerdkrnrrlghl wd the nMtintus rntbewrinhIlal rl ttenpat

WetbrrXagnewlth -TheTargdUSCtf gh- ix #eIGQbu&kB asrx#dh CW
Dhnna6 nrrld# aId IbM ar4S£ The VSC rudts waH h tIe nnigtarx!
daWdnpat wriT But itu parhdazuw cfIGQaeFedorr+w+bety R by
natud Ih$#d arrerX& ad His wiI IU kxUU kn tIn we aRn Itn pa#xnal
cbwk43m£rt. Fun 1 stxh#sri alarM Run ttu mstmrn rmiwd an tIn nrfigtH

axlda)V#arnlrn b IG(ITheruultspnmded3t=m asgr6cxtdbclrowuHJ
wind:)ws Exiru UI to Hk>53 SFreI, Fxxwwr tIe nsFxrnn trrn itn qpknnt to
mrcumrabnl t#hshLieAsstrww rxIed-Theb3scfcWti b hrMed toaxnal
pett=r#ageofttnExra ui hMs Street.J.

ICIlbnl aaT# dtlvefkrtsttwrenukry vh iFe I@ ntn£trfttntxddrB
v#tJitu5tnmomTM£d h nmR yuz& As wt d itn dep rdnSI key have
lwniedhkmerergyV# RtlkB$s#ichkchxb5 a WgN drmfngsy5tem,

bUt lib Fssuarvle tBS prwixsly nqnclfuly ashe tIe FlavTiB Arilx)dIy to Fun
ward to IIu hsncis tfwertrnID rid bss cfM b itn Mcns Stret fM cfttw
c16aaxnFkx atltxIGeagesChrq.Ttwq4rka£-5nqmrn nMwdfrun3eai
3,51'cflteirre5parne sian 'ltnknslac©©d &h7f&xffoa grnFpertwHaguaf
the hI,IIde b Rhm Urna Mere the n+aty tIen w+xkrw5 Io ICI) are smdarxi

w,.XltBiH,Jb,#,dbpr„,ikaxx,$,1,yVdkrdfxBia'kb,a,dM„itb£ Tt=
nuI wtxtw shek hknsStred with tIn deep RxrFkle austIn tmd

$l#ennntay WtB wiI txnqubed h ttBdTnewcnarrmtty ard tIn efms of

,xv at&ini ruix£ix7 ir cb)## fran tIn 24 5kyey Fnlxnl o£xne tIe 8-11 story
nwshgdeWwaJdtzn+waIverin

Ttu&rdghtarxIDayW rndtspnnMedhthenInt FnparedkV D+tdthwnduu
dxw5 a majr nt\er= InFxi ur IGQ Itu rw# ahern hTnct b bcae of the
k#mirBefledmlcn

' LaplxITtnciwtlbwsaxiaTunityananeatInla1
• TtebucfWbulslaMiaIb/aJtstIethegickfFn.

20248_Fkvkw£f[h#©ht axl Striighl Fbprt kx F+t+xx,od hAxu1 Lbc DewlaFTunt N City any, tWin 2 v+th rewxb to IGQ.
CM/'12l2022

e DIX: Er+run

Observation by Irish Life Assurance plc on First Party Appeal (ABP-315053-22) Page 5 of 6



Sheehan Planning

(

BPC
ENGINEERSB

Dayight & sul ddA$sessnnnl

Itv plC+IbaI ckvelqxTnr# at City Qu,ly WFxars to retkxr aLLe5S to da High to tIn
east fxzng Fwxk of IGQ sigdf£nnty. We mxJd Fxt#xne fw E)gtal Dvrrbbns to

review It#rVSC anaVsk axl thor rat md br the tnFt VSC value of %

CMe a turnw ei tty prtrpowd cbn+qi IEnt analbob Ins Ewen cunFf€ted, we wuid
SHOut mrtrgatkrr mcwtrn are txkxkd Ia awa any sigrifcan! loss cf su++ xxI
daf#11 to IGQ. We WIkI tu hopefrJ tFu apllcanl of the pDpaad ckwbpnenl al
CIty Quay +I take tIme ctxrrnenls m tx)all axl FcIwlr itn BRE gLichrEe Ia tn
dasdied as a -gcxxi IUdtxxr’

FIW• tl. Vlevol neal d e•nrnncl•l bobBIng Iaa. kxe8ng ol vHdm assess+d hr vs:

Vrtljf ,it TX

i +][IbM 1 IJ

I brc 1. FInq>Is frwn tIn q+Jcmts tIBWd axl SuSdr{ Asnswent

20248_Review ci DaW+It and $nHgh: ReFnrt for Pn4n5ed Mixed Use DevelaFxwN al City Oany. [lrb"n2wlh regard to IGQCH/1 m)22
<D BK; Endrnen

Observation by Irish Life Assurance plc on First Party Appeal (ABP-315053-22) Page 6 of 6


