. Our Case Number: ABP-317742-23
Your Reference: Redrock Donnybrook Ltd

John Spain Associates
39 Fitzwilliam Place
Dublin 2

D02 ND&1

Date: 13 October 2023

Re: BusConnects Bray to City Centre Core Bus Corridor Scheme
Bray to Dublin City Centre.

Dear Sir / Madam,
An Bord Pleandla has received your recent submission in relation to the above mentioned proposed
road development and will take it into consideration in its determination of the matter.

Please note that the proposed road development shall not be carried out unless the Board has approved
it or approved it with modifications.

If you have any queries in relation to this matter please contact the undersigned officer of the Board at

laps@pleanala.ie

Please quote the above mentioned An Bord Pleanala reference number in any correspondence or
telephone contact with the Board.

Yours faithfully,

00 Thodin, fiheast?—
Sarah Caulfield
Executive Officer

Direct Line: 01-8737287

HAQ3

Teil | Tel (01) 858 8100

Glac AitidGil LoCalf 1800 275 175

Facs Fax (01) 872 2684 64 Sraid Maoilbhride 64 Marlborough Street
Laithrean Gréasain Website www.pleanala.ie Baile Atha Cliath 1 Dublin 1

Riomhphost Email bord@pleanzla.ie DO1 V902 D1 veoz




Sarah Caulfield

[ — mm— N Ee— — o B e — e Em mm
From: Sarah Caulfield

Sent: Wednesday 11 October 2023 10:48

To: rkunz@johnspainassociates.com

Ce: Klaudia Wiezowska

Subject: RE: ABP REF:.317780 23 — CPO APPLICATION Bray to City Centre by the NTA

Dear Rory,

The Board acknowledges receipt of your email and attached submission on the above-mentioned
application.

Kind Regards,
Sarzah

From: Rory Kunz <rkunz@johnspainassociates.com>

Sent: Tuesday, October 10, 2023 4:21 PM

To: LAPS <laps@pleanala.ie>

Subject: re: ABP REF:.317780 23 — CPO APPLICATION Bray to City Centre by the NTA

Dear Sir/Madam,

On behalf our client, Redrock Donnybrook Ltd., Millington, 3 Crosthwaite Grove, Dun Laoghaire, Co. Dublin we wish
to make a submission in respect of our client’s lands at Circle K Garage, Donnybrook Dublin 4 in relation to the Bray
to City Centre Core Bus Corridor Scheme, CPQ application which invited submissions up until the 10™" of October
2023.

As our client’s lands are proposed for acquisition, this submission is exempt from the prescribed €50 fee.

We would kindly request confirmation of receipt.

Best regards,
Rory

Rory Kunz, Executive Director,

John Spain Associates,
39 Fitzwilliam Place,
Dublin 2,

D02 ND#1,

T: 016625803
M: 087 322 5858

e-mail: RKunz@johnspainassociates.com
web: www.jsaplanning.ie

John Spain Associates

- Planning & Development Consuliants
Cherlered Town Planners & Chartered Surveyors




The information contained in this email and in any attachments is confidential and is designated solely for the attention and use of the intended
recipient{s).This information may be subject to iegal professional privilege, and copyright, If you are not an intendad recipient of this email, you must not
use, disclose, copy, distribute or retain this message or any part of it.



John Spain Associates ol it ince,
Dublin 2
Planning & Development Consultants D02 ND61
Chartered Town Planners & Chartered Surveyors

www jsaplanning.ie

Tel 01 662 5803
info@johnspainassociates.com

AN BORD PLEANALA

An Bord Pleanala,
(Strategic Infrastructure Division),

64 Marlborough Street, 10 0OCT 2023
Dublin 1,
D01 Va02, LTR DATED FROM

e _ Ol - <
ABP- AYFER-2 3

Date: 10" October 2023
Our Ref: RK 20091
Dear Sir/Madam,

RE: SUBMISSION TO AN BORD PLEANALA IN RESPECT OF THE PROPOSED BUS
CONNECTS BRAY TO CITY CENTRE CORE BUS CORRIDOR APPLICATION -
IN RESPECT OF LANDS AT CIRCLE K GARAGE, DONNYBROOK, DUBLIN 4.

ABP Ref. 317742-23

On behalf our client, Redrock Donnybrook Ltd., Millington, 3 Crosthwaite Grove, Dun
Laoghaire, Co. Dublin we wish to make a submission in respect of our client’s lands at Circle
K Garage, Donnybrook Dublin 4 in relation to the Bray to City Centre Core Bus Corridor
Scheme, which invited submissions up until the 10" of October 2023.

As our client's lands are proposed for acquisition, this submission is exempt from the
prescribed €50 fee.

At the outset our client broadly welcomes the Bray to City Centre Core Bus Corridor Scheme
which will provide an enhanced high quality/frequency bus service along this key route and
for the District Centre of Donnybrook.

It is noted our client has engaged with the NTA in respect of the subject site including as
part of a permitted Build to Rent development (DCC Reg. Ref. 2244/21 (ABP-310204-21)
refers).

Our client is grateful for this engagement with the NTA and more recently our client also
engaged with the NTA in relation to the subject lands and a letter from the NTA is included
with this submission (SEE APPENDIX 3).

Managing Director: John P. Spain
Executive Directors: Panl Turley | Rory Kunz | Stephen Blair | Blaine Cregan

Senior Associate Directors: Luke Wymer | Meadibh Nolan | Kate Kerrigan
Associate Directors: Ian Livingstone | Tiarna Devlin

John Spain Associates Ltd. trading as John Spain Associates.
VAT No. IE 64163060




Submission to to the Bray to City Centre Core Bus Corridor Scheme

In this regard our client is seeking that the Board amends the application and CPO as
applied for as it relates to our client’s landholding (and excludes our clients landholding from
the CPQ) as both the NTA Bus Connects scheme and the sustainable development of our
client's landholding (using the layout arrangements as agreed previously with the NTA) can
be accommodated along our client’s landholding on the Donnybrook Road.

Qur client is confident that the design measures included in the permitted development are
appropriate and can be accommodated for other development proposals which our client is
currently exploring with regard to a Purpose Built Student Accommodation Scheme.

1.0 Site Location

Our clients' lands are bounded by Donnybrook Road to the east, an existing commercial site
to the south, and Brookvale Road to the west and north. The site is currently occupied by
Circle K Service Station. Access to the Circle K service station is primarily from Donnybrook
Road with additional access available from Brookvale Road

Figure 1.1: Ae

ial View of the sub'ect site

John Spain Associates 2 Planning & Development Consultants



Submission to to the Bray to City Centre Core Bus Corridor Scheme

2,0 Planning History

DCC Reg. Ref. 2244/21 (ABP-310204-21) - Build to Rent Scheme

On the 11" of August 2022, An Bord Pleandla granted permission for the development of a
Build to Rent scheme comprising the demolition of structures on site and construction of a
10-storey mixed development including 67 no. apartments.

Condition no. 10 of the Board's Order included the specific requirements which our client is

happy to facilitate as part of the subject lands (and any currentfuture development
proposals.)

» The development interface with the BusConnects proposals which shall be clearly
depicted and made available in Irish Transverse Mercator ITM coordinates.

» Demonstration of how the building construction, operation and maintenance will be
managed in relation to the overhang along Donnybrook Road with consideration
towards safety and any proposed disruption to public space, bus, cycle and
pedestrian movements.

* The footpath under the overhang shall be maintained free from all obstruction, such
as advertising, seating, signs.

* The substratum under the proposed overhang, which shall be free from construction
such as underground services, columns, pillars or any other obstruction and

» The provision of adequate public lighting.
2.0 Bus Connects Proposals along our Client's Boundary

Section FF shows the Typical Section F-F Donnybrook Road

Figure 2.1 Typical Section F-F Donnybrook Road

John Spain Associates 3 Planning & Development Consultants




Submission to to the Bray to City Centre Core Bus Corridor Scheme

|

Figure 2.2: Proposed Bus Connects Layout - Donnybrook Road
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(Source: Sheet no, 8)

3.0 Previously Agreed Design Solution along our Client’s Boundary DCC Reg. Ref.
2244/21 (ABP-310204-21) — Build to Rent Scheme

Our client engaged with the NTA to discuss their requirements in respect of the subject site
during the application/appeal process relating to DCC Reg. Ref. 2244/21 (ABP-310204-21).

From this, an agreed line for setback of the building line between our client and the NTA
was provided at ground floor and basement level which would ensure the praposed
redevelopment of our client's landholding would not prejudice the future delivery of
BusConnects has already been defined, which is illusirated in the DTA drawings (see
Appendix 1).

Essentially, a 2 metre width at ground level is required by the NTA from our client’s site to
provide for a pedestrian footpath inside a cycle lane. This was achieved by bringing the
building line at ground level deeper into the site, 2.5 metres on both sides. Please refer to
drawings by DTA Architects (contained in Appendix 1) incorporating this setback.

The basement area beneath the footpath has been brought back to the same setback line.

It is respectfully submitted that a similar arrangement can be accommodated along our
client’s boundary. Please see the enclosed drawings for further detail.

John Spain Associates 4 Planning & Development Consultants
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Submission to to the Bray to City Centre Core Bus Corridor Scheme

Figure 3.2: Permitted Ground Floor Plan with Future Busconnects CBC13 Road
Layout Overlaid
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DTA Drawing no. 2002-DBH-PL-405- (submitted with appeal)
4.0 Proposed Student Accommodation Scheme 2023

Qur client is currently progressing a proposed Purpose Built Student Accommodation
Scheme on the subject lands. Appendix 2 of this submission includes draft drawings of how
the current layout can accommodate the BusConnects proposals.

Flgu_re 4.1: Proposed Ground Floor Plan W|th NTA acquItlon areas
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Submission to to the Bray to City Centre Core Bus Corridor Scheme

The 2023 design takes cognisance of the NTA Bus Connect scheme and as such there are
permanent works located within the potential permanent land acquisition area as shown on
the plan views.

Figure 4.2: Cross Section Detail ~ PBSA 2023 Draft Scheme
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The draft Purpose-Built Student Accommodation design takes cognisance of the NTA Bus
Connect scheme as shown on the plan views. The 18m typical Bus Connect section width
is accommodated as shown in the section views included.

5.0 Conclusions

We respectiully request that An Bord Pleanala takes into consideration our clients existing
permission and also the agreed approach relating to our client's boundary, which was
agreed previously with the NTA.

Yours sincerely,

/.jﬁ"w&h'-‘ V)QS:bs.

John Spain
Managing Director John Spain Associates Ltd.

John Spain Associates 7 Planning & Development Consultants
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APPENDIX 1 - PERMITTD AGREED LAYOUTS AND BUS CONNECTS SECTION
(DCC Reg. Ref. 2244/21 {ABP-310204-21) — Build to Rent Scheme)

e 2002-DBH-PL-400-EXISTING GROUND FLOOR PLAN - BUSCONNECTS
s 2002-DBH-PL-401-PROPOSED GROUND FLOOR PLAN - BUSCONNECTS

s 2002-DBH-PL-405-PROPOSED SECTION BB & PART PLAN WITH CBC13
ROAD LAYOUT INCLUDED

John Spain Associates 8 Planning & Development Consultants



FE45 ) GVIH NITAN 00 WLLYD TIAZT + NOLLIBKO Hil 0k - KX 0190 N9

LT e g v pew g - - B

s v E— e i — 5 s e o T T
= —— ) (e — T— e e G- 24140405 0N 43 L0  ELTE e wach T e AN
WL KM @ gL e e, — O o A St I R N8 8 LIPIELSPRI SOHO0D "L SHINID P} - R,y
i o r—— T HBT T D O - S T N A S g~ . i — L e AR zomh.uﬂ AOMnGR 1L e —_—
v & opz
AVIY¥IAQEBLIANNOISHE-NY1d HOO'Id UNNOUD BNILSIND
CIVIMIAD DRMYHA £1080 ELOINNOISNG ALON
ol
Fa
$
& o2
F &
S
¥
A /Am,o/ N SN N & NI NI &
- N e SN AR . 5 R s - N ARG
wunu . - —— gt e, " - i ] :.« 1 é 1 : \ &
i : b7, 2 DP. b_w/ 5 =] s.mw I i g 0 .u_._wu-. ] o ,.u:m.. &mﬂf)f ol e | st
9.21 AR Q T o conc. path . Lt K 3 ( 3
. 9.2 . 822 ) v ; g ] i v
wmu.l J.m,“w|||..llqia. e bl _yeg22.. m.n.._"ﬁ. L - — 9.22 D 92 o, ¥
M & L 910 A~ % 8.10 A H00 O. 9.09 \ . 910 e ——
[ ==——— 911 912 W e 943 == ' M— T
= - : v P S A_~
945, 818 Kl 897 918 I Y
9.2 3
] 925 925 925 25
- — 2 : - 8,25 925 926 : 9.26 :
. A QVOH MOOHIANNGD A f -
5 &
QU _ 922 023 935 < )
92 Rcdne
— .IF||. e —————
!
Uy Eir P e e s =
" 7a 9,18 hr@.y/ 4 823 H_.! ..mu =
S STOR o
L] -.&o! 9= A 3 ) f cov | T
) o
T Y g A
....................... ot -
................ — o
b g,
2 E N I'c) *
T Bt
P TEVL O
2 o N £1283 434 5v
] ./%_HSX ~5Hi oz anos
8 &
conc. extents
Oy
x %Mua
e
<}
ﬁo../:
X @

A
009
fo. &

S
o
N 5

Kg




e am . S (54D ALY VI NITYTY G2 LY TIAZT * NOLETAORM Mot O - E63 T 00T el
oy o - = - e BLGIZy 8k QIATY 'OV M QFAAR
o m Joean AR IE] e ] - B T T OV0ETHRE UILINF BAIMITE MaE MO Fuu.smoﬂdhu}:a OHEYRDOJOL
== S # NIENG 'GVOR HOORIANNGD 10O bt gt b GEOTHT 401 | IEHONE TN 7 L0 - SAIRAHEHY YAG BINION HIVA BNV
e o e — oo anow e v i S R -
-5 - s T o W10
SLIRNHRIY VIO b L S L M S o P
£¥ B oozt
A¥VI¥IAD SLOINKOISNA-NYId 2004 ONNOYO DIE0JONd
O THIAD DNIMYHT £1783 SLOANNODSNE ‘10N

sng

Q¥OH HOOHBANNOG




g g et

bl Mo 3 L WY 1Y ¥ €10 HOLLITE UFROIOU kabatl
FRaE S e o o
WIS v ——
OH 280
S1031HONY Y10

HLM VSCIONS J2ONIWY ONIMOHS

TFHINION LNOAYT OYOH £1382 SLIINNODSNT 0350d0Nd HNINS
- WALV 18vd 19414 ¥ 40 LHVd SV OTLLIWENS ‘SNIMYET MaN ‘ALoN

VD SHLL AT HOTURANT

i

i
i
[

Ty

B T R S
)
|

[ e

W B oort
QTHAAC LNOAYI AYON £3D8D BLISRNOISNE 03S0J0ud HILNI HLM - NY1d HO00Td ONAGED TYLLEYY 04500Fd

N

e @ ozl
TIANTOMANOAY] TVDH €128F SLITNNIDBNE GIECHOH /ZUNLNS HLM - BB NOLLDIS J3ET40Hd

WM AT
WYL HOTRLOROR

Lt
i

i

-
|__.._ ——
ol

Lt
i

LR k1 Y 210 G5 1 NOUYORAY OV LM
llllllllll ALY ON WY 0 LERIOTIAR)

rrrrr ml|||lnlln‘.|||I’Jil|||||'|||.l||..m![1‘]l| |'h‘.|e|
i

{007 JGUIBAYN ‘BF BRULCISNG AU ANTSE
SHLINZD AL Of AVHE €1 HOOHE0D YO TYSOS0ud DED NOILIIS-SS0UD LETHLS NOSITT b JviN HOHY 1VeoE
NOILZAE-SI0UD DES WAL

T =
oy T3 ) wenoe D) mvrheR 3T
g\ = w s I_I w - rﬁ
=y —




Submission to to the Bray to City Centre Core Bus Corridor Scheme

APPENDIX 2 — DRAFT PUPROSE BUILT STUDENT ACCOMMODATION SCHEME
2023 DRAWINGS JFA ARCHITECTS

e DBR_STU-JFA-AR-P2000-Proposed_Ground_floor_plan-NTA acquisition BUS
CORRIDOR

¢ DBR_STU-JFA-AR-P2000-Proposed_Ground_floor_plan-NTA acquisition
e DBR_STU-JFA-AR-P2012-Proposed_Basement_plan-P2012
+ DBR_STU-JFA-AR-P4001_Elevation-1

» DBR_STU-JFA-AR-P5003_Section-P5004
Proposed_section_and_plan_with_CBC13_road_layout_included

« DBR_STU-JFA-AR-P5003-
Proposed_site_plan_with_CBC13_road_layout_included-P5003

John Spain Associates 9 Planning & Development Consultants
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Submission to to the Bray to City Centre Core Bus Corridor Scheme

APPENDIX 3: NTA LETTER

John Spain Associates 10 Planning & Development Consultants



Mr David Magner,
Leading Edge Project Directors.

10th October 2023

Re: Residential Development at Donnybrook

Dear Mr Magner,

N

Naisiunta
National Transport Authority

Harcourt Lane, Dublin 2

tel: 01 879 8300

fax: 01 879 8333

email: info@nationaltransport.ie
web: www.nationaltransport.ie

The NTA has reviewed the following drawings prepared by John Fleming Architects that you supplied
in relation to the above development;

Title Drawing Number Rev | Date
Proposed Ground Floor Plan NA 1 July 23
with NTA acquisition areas

Proposed Ground Floor Plan NA 1 July 23
with NTA acquisition areas

Proposed Basement Plan DBR_STU-JFA-AR-P2012 2 August 23

Proposed Elevation 1
Donnybrook Road Elevation

DBR_STU-JFA-AR-P4001

0 August 23

Proposed Section and Plan with | DBR_STU-JFA-AR-P5004 1 August 23
CBC13 road layout included

{Bray-City Centre)

PROPOSED SITE PLAN WITH DBR_STU-JFA-AR-P5003 0 August 23

CBC13 ROAD LAYOUT
INCLUDED

In relation to the interface between the proposed development and the Bray to City Centre Core Bus
Corridor Scheme on Donnybrook Road. The NTA are satisfied that the proposed development, as
amended and indicated in the above drawings, would not prejudice the delivery of the CBC, subject
to the following being addressed to the satisfaction of the planning authority:



- The development interface with the BusConnects proposals should be clearly depicted within the
developer’s planning application documentation and the design should be made available in [TM
coordinates.

- The developer should demonstrate how the building construction, operation and maintenance will
be managed in relation to the overhang along Donnybrook Road with consideration towards safety
and any proposed disruption to public space, bus, cycle and pedestrian movements.

- Maintenance of the footpath under the overhang shall be free from all obstructions, such as
advertising, seating, signs etc.

- The provision of adequate public lighting.

- The NTA as part of the Bray to City Centre Scheme intend to CPO the substratum under the
proposed overhang, therefore there should be no construction in this area such as underground
services, columns, pillars or any other obstructions.

In undertaking our role as a statutory consultee under Article 28 of the Planning and Development
Regulations {2001-1), the NTA reserves the right to submit further observations on other aspects of
the proposed development at any subsequent stage of the planning process.

Yours sincerely,

Oliver Wynne
Project Manager




