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Referral of Section 5 Declaration September 2019

1.0 Introduction

This Referral to An Bord Pleanala, pursuant to Section 5(3) of the Planning and Development Act 2000
(as amended), has been prepared by Hughes Planning and Development Consultants, 70 Pearse
Street, Dubiin 2, on behalf of our clients John Brierty and Turlough Considine, who are acting in the
interests of the Haddon Road Residents Committee and relates to a Section 5 declaration made by
Dublin City Council on 5™ September 2019 under Reg. Ref. 0365/19, regarding a change of use from a
nursing home to use as a homeless accommodation facility at the former La Verna Nursing Home, No.
30 Haddon Road, Clontarf, Dublin 3, D03 FN20.

We request that An Bord Pleanala review the Section 5 declaration issued by Dublin City Council and
make a determination that the change of use of the former La Verna Nursing Home, No. 30 Haddon
Road, Dublin 3, from use as a 30-bed nursing home to use as a homeless accommodation facility does
not constitute exempted development. In the interests of clarity, we would ask the following question to
An Bord Pleanala:

“Whether the change of use of No. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20, from a 30-
bed nursing home to use as a homeless accommodation facility constitutes development and
whether this change of use constitutes exempted development or not?”

The prescribed fee of €220.00 is enclosed, along with a copy of the declaration issued by Dublin City
Council. This report sets out the rationale for the proposed homeless accommodation facility not to be
deemed exempted development. We request that An Bord Pleanala set aside the decision of Dublin
City Council and issue a declaration stating that the proposed use of No. 30 Haddon Road, Clontarf,
Dublin 3, as a homeless accommodation facility does not constitute exempted development.

We would submit, from the outset, that pursuant to Part 4 of Schedule 2 ‘Exempted Development -
General’ within the Planning and Development Regulations 2001-2019¢ (as amended), that the
proposed change of use of No. 30 Haddon Road does not constitute exempted development as it is
considered that the proposal would result in a use which is inconsistent with the permitted use of the
property as a nursing home and an over conceniration and proliferation of such facilities in the area, in
turn having a negative effect on the local economy and community. Similarly, we consider that the
proposed intensification of use of the existing premises would amount to a material change of use.

1.1 Section & Declaration Issued by Dublin City Council

On 5" September 2019, Dublin City Council issued the following notice with regards to the Section 5
declaration sought for the change of use of No, 30 Haddon Road, Clontarf, Dublin 3 (D03 FN20):

In pursuance of its functions under the Planning & Development Acts 2000 (as amended), Dublin
City Council has by order dated 05-Sep-2019 decided to issue a Declaration that the above
proposed devefopment is Exempt from the requirement to obtain planning permission under
Section 32 of the Planning & Development Acts 2000 (as amended).

The following reasons and considerations for their decision was also included:

The Planning Authority is therefore of the opinion that the subject development would be
exempted development in accordance with Section 4(2) (a) to (c) of the Planning and
Development Act 2000 (as amended) and the provisions of Article 10(1) and Class 9 of Part 4,
Schedule 2 ‘Exempted Development ~ Classes of Use’, of the Planning and development
Regulations as amended and therefore, would not require planning permission. Accordingly, it is
the opinion of the Planning Authority that the change of use of the Premises at 30 Haddon Road
Clontarf to a homeless accommodation facility is devefopment and is exempted development

1.2 Summary of Grounds for Referral [ AN BORD PLEANALA

The applicant's grounds for referral can be summarised by the following points:
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Referral of Section 5 Declaration September 2019

+ The proposed change of use is not considered to constitute exempted development pursuant
to Part 4 of Schedule 2 ‘Exempted Development — Classes of Use’ within the Planning and
Development Regulations 2001-2019{as amended});

» The owner of the site Osdale Limited has not successfully demonstrated how the proposed
change of use accords with policy QH30 as included within Section 5.5.11 of the Dublin City
Development Plan 2018-2022;

» |t is considered that the proposed use of the subject building, for the provision of homeless
accommodation is inherently different from its use as a nursing home in that the service
provided, and the user profile of the proposed facility is substantially different;

= We thus consider that the proposed use is inconsistent with the nursing home use of the
premises which is specified in a previous permission;

+ We would argue that an intensification of use is likely to arise as a result of the proposed change
of use, which may be considered to be contrary to the Z1 zoning objective of the subject site,
the objective of which is ‘to profect, provide and improve residential amenities’;

2.0 Site Description

The subject site is situated on the eastern side of Haddon Road and comprises an area of approximately
1097sq.m. The site consists of a two-storey red-brick semi-detached dwelling, onto which a series of
two-storey and single-storey additions to the side and rear have been developed and accommodates a
nursing home. It is noted that the surrounding area is primarily characterised by two-storey brick faced
bay window residential properties which were built ¢c. 1900.

Figure 1.0 Aerial view, indicating the subject site at No. 30 Haddon Road, Clontarf, Dublin 3
(outlined in red)

We note that the subject site was formerly listed as a protected structure on the Dublin City Council
Record of Protected Structures but was subsequently delisted with the Haddon Road area now an
Architectural Conservation Area (ACA) under the Dublin City Development Plan 2016-2022.

AN BORD PLEANALA
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Referral of Section 5 Declaration September 2019

Figure 2.0 Aerial image showing the locational context of the subject site, outiined in red
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AN BORD PLEANALA
Figure 3.0 Existing front elevation of No. 30 Haddon Read, [Clontarf, Dublin 3
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Referral of Section 5 Declaration September 2019

3.0 Planning History

Upon reviewing the Dublin City Council Planning Register the following planning applications relevant
to the subject site at No. 30 Haddon Road, Dubiin 3.

Reg. Ref. 0551/92 Planning permission granted on 14" May 1992 for a dining
room/dayroom extension and ancillary accommodation to the side and
rear of La Verna Nursing Home.

Reg Ref. 0723/97 Planning permission granted by Dublin City Council on 218t August
1997 for development at a Verna Nursing Home, 30 Haddon Road,
Clontarf, Dublin 3. The proposed development consisted of internal
alterations and single storey extension to rear and side, to include 7
no. bedrooms, sluice room, bathroom, nurses’ station, office stores
and extension to dining room and kitchen.

Reg. Ref. 0195/01 Flanning permission granted by Dublin City Council on 27% March
2001 for development at Laverna Nursing Home, 30 Haddon Road,
Clontarf, Dublin 3 consisting of the erection of external brick cladding
to front facing extension wall, re-pointing as required to existing
original building, and construction of a conservatory extension to the
rear of the nursing home.

Reg. Ref. 4166/09 Planning permission granted on 16% December 2009 for development
at La Verna Nursing Home, 30 Haddon Road, Clontarf, Dublin 3
consisting of the demolition of the existing rear conservatory (45sq.m)
and the construction of a new single storey rear extension to the
existing nursing home. The proposed extension will comprise 4 no.
bedrooms, a sluice room, a communal sun room and a smoking area,
{new area 138sq.m) including all associated site works.

Reg. Ref. 3333/13 Retention permission granted by Dublin City Council on 14 November
2013 for the retention of a built area to the rear and side of that granted
permission under 4166/09 (circa 14sq.m) including ali associated site
works at La Verna Nursing Home, Haddon Road, Clontarf, Dublin 3.

Reg. Ref. 263816 Planning permission granted on 26% May 2016 for development
consisting of internal alterations and modifications (79sq.n), the
construction of a new single storey extension to the rear (5sq.m) and
a new single storey extension to the side (37sq.m) including all
associated site works.

Reg. Ref. 0200/19 Exemption Certificate granted by Dublin City Council on 11t July 2019.
In this case a Section 5 D crmmmmwg__

change of use from nursing homm E@& g%
Verna Nursing Home, No. 30 Haddon Road, Clontarf blin
FN20.

[t is noted that the applicant was requested by the council to submit the follpyyi rthgg information as
part of Reg. Ref.0200/19: IPB/ IgEfP Qﬂw

LT]
‘The applicant is requested to: clarify the nafture and ext iqf tﬂgEf[:)arer‘"To be- pr@ﬁ@@’d
the operator or give more information on the type of care teks-uhi run this facility; and
provide details of the monitoring regime envisaged to requldiéthe facmmmﬁm
and disturbance.’ e

P,

[n response to the above request, the applicant provided a covering letter dated 12t June 2019 from
Ms Catherine Kenny on behalf of the Dublin Simon Community in which clarified that it was intended to
use the above property to provide inpatient freatment and recovery centre, accessible by referral and
appointment only and that these services will be provided by the Dublin Simon Community.
Furthermore, it is intended that the service will be fitted with a CCTV system, with 24hour staff on site
at all times in order to monitor and prevent potential noise and disturbance. We note that no further

No. 30 Haddon Reoad, Clontarf, Dublin 3, D03 FN20 )
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Referral of Section 5 Declaration September 2019

clarification was provided by the applicant in this case, albeit that the use of the facility would be for the
accommedation of 50 homeless persons. In considering the above, we would be of the view that the
further information provided on behalf of the Simon Community, especially the clarification of the nature
and extent of care to provided is insufficient and lacks specificity and the necessary detail required.

However, notwithstanding the above, we note that the Simon Community have since confirmed that
they are no longer interested in the use of the property at No. 30 Haddon Road and therefore the
element of care which related to one of the questions raised in relation to the application 0200/19 no
longer remains adequately addressed.

Reg. Ref. 0365/19 Exemption Certificate granted by Dublin City Council on 5 September
2019. The question before the council was whether a change of use
from a 30-bed nursing home at No. 30 Haddon Road, Clontarf, Dublin
3 (D003 FN20) to use as a homeless accommodation facility
constitutes development and whether this change of use constitutes
exempted development or not.

57-61 Cabra Road

In their assessment of the above Section 5 application, Dublin City Council cite a particular precedent
which relates to the change of use of Nos. 57-61 Cabra Road, Philsborough, Dublin 7 to a supported
homeless accommodation facility. In this case, under Reg. Ref. 0110/18, Dublin Gity Council deemed
that a change of use from a nursing home to a c¢. 60-person homeless facility was exempted
development, pursuant to Class 9, Part 4, Schedule 2 of the Planning and Development Regulations
2001-2018(as amended). An Bord Pleanala (ABP-301688-18), similarly concluded that the change of
use proposal constituted exempted development.

However, in considering the above, whilst both applications similarly relate to the change of use from
use a nursing home to use as a homeless accommodation facility, we would strongly argue that there
are a number of fundamental differences between the proposed change of use of Nos. 57-61 Cabra
Road (0110/18){ABP-301688-18) and the change of use to which this referral relates at No. 30 Hadden
Road.

Firstly, we note that the Cabra Road change of use from a nursing home to a homeless accommodation
facility related to three large properties on a significantly busy stretch of road which is well-served by
public transport. In contrast, Haddon Road is a small narrow residential thoroughfare whereby local
roads immediately surrounding the site were designed to serve residential properties and are simply
not of sufficient capacity to accommodate the large volumes of traffic that are anticipated for the
proposed development. Additionally, Haddon Road does not benefit from the same level of public
infrastructure and public transport services as the Carbra Road. Thus, in this regard, we strongly
consider that the impacts of the proposed use of the property at No. 30 Haddon Road for the provision
of a homeless accommodation facility would have a much more significant impact in the community of
Haddon Road than on that of Cabra Road.

Secondly, the quantum of amenity space to be provided to the proposed homeless accommodation
facility is unclear, we note that there is very little amenity space available to the front or rear of the
property at No, 30 Haddon Road. The majority of the communal cutdoor space previously afforded to
No. 30 Haddon Road has been heavily developed to provide additional accommodation. Contrastingly,
the site at Nos. 57-61 Cabra Road comprises a significantly sized garden area to the rear of the
properties to serve prospective residents.

On the basis of the above, we maintain that the change of use of Nos. 57-61 Cabra Road to provide

supported homeless accommodation is inherently different to tife prapased at No. 30
Haddon Road. AN BORD PLEANALA
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Referral of Section 5 Declaration September 2019

Figure 4.0 Aerial image indicating the subject site at No, 30 Haddon Road, we note that there is
very little outdoor open space available to serve any future occupants.

AL

Figure 5.0 Aerial image outlining the approximate outling of the Cabra Road site (Nos. 57-6
Cabra Road), a significantly sized area of opeh space is provided to the rear of the

properties.

2 6 SEP 2019
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' Referral of Section 5 Declaration September 2019

4.0 Planning Context

The Dublin City Development Plan 2016-2022 is the relevant statutory development plan for the subject
site.

41 Zoning

The subject site is zoned Objective ‘Z1’ — Sustainable Residential Neighbourhoods, the objective of
which is ‘To protect, provide and improve residential amenities.' The vision for ‘Z1’ zoning is:

‘One where a wide range of accommuodation is available within sustainable communities where
residents are within easy reach of services, open space and facilities such as shops, education,
feisure, community facilities and amenities, on foot and by public transport and where adequate
public transport provides good access to employment, the city centre and the key district centres.’

Figure 6.0 Extract from Map F of the Dublin City Development Plan 2016-2022 with the subject
site outlined in red. The subject unit is zoned Objective ‘Z1' — Sustainable Residential
Neighbourhoods.

The zoning matrix included in the development plan indicates permissible and open for cansideration
uses in ‘Objective Z1°. As a general rule, ‘Permitted Uses’ are usually acceptable subject to the normal
planning process and compliance with the relevant policies and objectives, standards and requirements
set out in the Plan. These permissible uses include the following: =

Buildings for health, safety and welfare of the public, Childcare faﬁm BQB@"PEEE’% : ——-r
Cuftural/recreational building and uses, Education, Embassy, Residential, Enterprise centre, ALA

Halting site, Home-based economic activity, Medical and related [consuitants, Open space, park-
and-ride facility, Place of public worship, Fublic service installation, Residential, Shop (local,
Training centre.

Those uses which are open for consideration include the following] -TR DATED

Bed and breakfast, betting office, car park, civic and amenity/re ] - centre, g-c;?r?_-"""
course and clubhouse, hostel, hotel industry (light), live/wo dia-associated USES,

petrol station, pigeon lofts, public house, restaurant, veterinary surgery

No. 30 Haddon Road, Clontarf, Dubiin 3, D03 FN20 8
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Referral of Section 5 Declaration September 2019

The vision for residential development in the city is one where a wide range of accommodation is
available and set within sustainable communities where residents are within easy reach of services,
open space and facilities such as shops, education, leisure, community facilities and amenities, on foot
and by public transport and where adequate public transport provides good access to employment, the
city centre and the key district centres.

[n both new and established residential areas, there will be a range of uses that have the potential to
foster the development of new residential communities. These are uses that benefit from a close
relationship with the immediate community and have high standards of amenity, such as convenience
shopping, créches, schools, nursing homes, open space, recreation and amenity uses. The general
objectives set out in the development plan for residential areas are to provide a measure of protection
from unsuitable new development or certain 'bad neighbour' developments that would be incompatible
with the overall residential function of the area. It is considered that the proposed use of the subject
property is compietely contrary to this development plan objective.

4.2 Other Planning Considerations

Given the nature of the proposed change of use of No, 30 Haddon Road, from use as a nursing home
to use as a homeless accommodation facility, the following development plan policies and objectives
are considered to be relevant:

QH30: To ensure that all proposals to provide or extend temporary homeless
accommodation or support services shall be supported by information
demonstrating that the proposal would nof resuit in an undue concentration of such
uses nor undermine the existing focal economny, resident community or regeneration
of an area. All such applications shall include: a map of all homeless services within
a 900 metre radius of the application site, a statement on the catchment area
identifying whether the proposal is to serve local or regional demand: and a
statement regarding management of the service/facility

Section 16.12.0f the development plan also states that an over-concentration of institutional hostel
accommodation, homeless accommodation and social support institutions have the potential to
undermine the sustainability of a neighbourhood and so there must be an appropriate balance in the
further provision of new developments and/or expansion of such existing uses in electoral wards which
already accommodate a disproportionate quantum. From the outset, we note that the applicant, Osdale
Limited has not successfully demonstrated how the proposal accords with policy QH30, providing no
explanations as to whether the proposal is to serve local or regional demand.

The owner/developer of the site Osdale, in their Section 5 declaration submitted under Reg. Ref.
0200/19 for the change of use of the existing nursing home facility to homeless accommodation,
submitted a map which indicated that there are currently three facilities for homeless persons located
within the area. In contrast to this, we note that there are in fact five alternative facilities which provide
residential outreach and aftercare and are located within close proximity to the proposed
accommadation facility at No. 30 Haddon Road. These facilities include:

¢ Don Bosco Care — Clontarf Road

» Hedigans B and B — Hollybrook Park @ AN BO_ED - :
LEANALA

e 19-20 St. Lawrence’s Road — Homeless Trust @

» Ferryview House — Clontarf Road @

26 SEP 2019

s Bram Stoker Hotel — Clontarf Road @ LTR DATED
ABP. T ——
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Referral of Section 5 Declaration September 2019

Figure 7. image showing the location of existing homeless accommaodation facilities in
16 SEP

proximity to the subject site (indicated with a red star)

Figure 8.0 Aerial image displaying the location of existing homeless accommodation facilities
within proximity to the subject site {(indicated with a red star)

Other support facilities in the area include Mental Health Facilities, one which is close proximity to No.

30 Haddon Road is the HSE mental health patient's accommodation which is located at No, 12 Stiles
Road, approximately 1 km north-east of the subject property.

No. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20
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it is clear that there is a significant degree of specificity prescribed in the Dublin City Development Plan
2016-2022 in relation to the procedures for approval of such developments. However, in considering
the above, we note that proper consideration of the location of the proposed homeless accommodation
facility and the resultant over concentration of such facilities in the one area has not been taken into
account. Furthermore, it is submitted that the owners/developers of the site, Osdale limited have failed
to support its proposal for the development of the premises with information demonstrating that it will
not result in any undue over-concentration of temporary homeless accommeodation facilities or support
services relating thereto.

We note that the subject site was formerly listed as a protected structure on the Dublin City Council
Record of Protected Structures but was subsequently delisted with the Haddon Road area now an
Architectural Conservation Area (ACA) under the Dublin City Development Plan 2016-2022.

CLONTARFE
Figure 9.0 Site location map showing Architectural Conseryation reﬁgﬁgﬁmujﬂﬂ%
30 Haddon Road outlined in blue

Architectural Conservation Areas (ACA) focus on the preservation of unique places, areas, groups of
structures and, with regards to Haddon Road, streetscapes which are, amori ning’s, of
special architectural, historical or cultural interests. The followi rlﬂq.%rgtions are to be considered
4,
DG-

when determining planning applications within conservation ar ————ee. FROM

ABP. .
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Referral of Section 5 Declaration September 2019

CHC4 To Protect the special interest and character of all Dublin’s Conservation Areas.
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.

It is also the policy of Dublin City Council to ensure that development will not:

1. Harm buildings, spaces, original street patterns or other features which contribute positively
to the special interest of the Conservation Area

2. Involve the loss of traditional, historic or important building forms, features, and detailing
including roof-scapes, shop-fronts, doors, windows and other decorative detail

3. Infroduce design details and materials, such as uPVC, aluminium and inappropriately
designed or dimensioned timber windows and doors

4. Harm the setting of a Conservation Area

5. Constitute a visually obtrusive or dominant form.

Furthermore, Section 11.1.5.4 of the development plan states the following in relation to change of use
within designated Conservation Areas:

‘Changes of use will be acceptable where, in compliance with the zoning objective, they make a
positive contribution to the character, function and appearance of Conservation Areas and their
seftings. The Council will consider the contribution of existing uses to the special interest of an
area when assessing change of use applfications and will promote compatible uses which ensure
future long-term viability.’

It is contended that the proposed development represents an intensification of use, amounting to a
material change of use which is considered to be contrary to the Z1 zoning objective of the subject site.

5.0 Proposed Development

The proposed development refates to a change of use of No. 30 Haddon Road, Dublin 3, D03 FN20,
from use as a nursing home to use for the provision of Homeless Accommodation comprising of 50 no.
bedspaces.

6.0 Grounds for Referral

This section of the report will seek to expand further on the grounds of referral to An Bord Pleanala.
The question before the Board relates to the change of use of No. 30 Haddon Road, Clontarf, Dublin 3,
(D03 FN20), from use as a nursing home to use for the provision of a homeless accommodation facility.
With this in mind we have regard to Class 9, Part 4 of Schedule 2 and Article 10 — Change of Use of
the Planning and Development Regulations 2001-2019(as amended).

7.0 Planning and Development Act 2000 (as amended)

With regards to current planning legislation, we note the following:
Under Section 2(1}) ‘Interpretation’ of the Planning and Development Act 2000 (as amended) states:
'In this Act, except where the context otherwise requires'-

‘Development” has the meaning assigned to it by Section 3 ...

‘Works” are interpreted as including “any act or operation of constn ctionﬁmmﬁepw@ z
extension, alteration, repair or renewal and, in relation to a prdtected structure or proposé%NAL
protected structure, includes any act or operation involving the application or removal of plaster,
paint, wallpaper, tiles or other material to or from the surfaces pf the interior or exterior of a

structure’. 26 SEP 2019
L
é’_{%@ggf'—- .FROM __ "

ABP. ———

Section 3 (1) of the Planning and Development Act 2000 (as amen
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‘In this Act, ‘development’ means, except where the context otherwise requires, the carrying out
of works on, in, over or under land or the making of any material change in the use of any
structures or other land’.

The proposed change of use is considered to constitute development.

Section 32(1)(a) of the Act states that planning permission shall be required in respect of any
development of land, not being exempted development.

Section 4 (1) sets out various forms and circumstances in which development is exempted development
for the purposes of the Act.

8.0 Planning and Development Regulations 2001(as amended)

It is submitted that the proposed change of use constitutes development that is not exempted
development. This submission is based on the provisions of the classes of use specified in Part 4 of
Schedule 2 of the Planning and Development Regulations 2001-2018 (as amended).

Article 10 of the Regulations states the circumstances whereby development is exempt from the
requirement to obtain planning permission:

Development which consists of a change of use within any one of the classes of use specifies in
Part 4 of Schedule 2, shall be exempted development for the purposes of the Act, provided that
the development if carried out would not-

(a) Involve the carrying out of any works other than works which are exempted development,

(b) Contravene a condition attached to a permission under the Act,

(c}) Be inconsistent with any use specified or included in such a permission, or

(d) Be a development where the existing use is an unauthorised use, save where such change
of use consists of the resumption of a use which is not authorised and which has not been
abandoned.

Part 4 {Article 10) — Class 9 sets out that a change of use from one of the following uses to another
use within the same class is exempted development and will not require planning permission:

(a) For the provision of residential accommodation and care to people in need of care (but not
the use of a house for that purpose)

(b} As a hospital or nursing horme

fc) As a residential school, residential college or residential trau?ng xc“”ﬂrrem&&%mm%%m

Article 10 of the Planning and Development Regulations as st3 jted above prova sFt,I!aEﬁNAL A l

development which consists of a change of use within any one of the classes of uses specified in !

Class 9(Part 4, Schedule 2) is exempted development if the restn ions as set out in Article 10 of

the Regulations do not apply to the proposal. 26 SEP 20’9

In the case of the above restrictions, we note that the applicant é%ﬁwﬁﬂwﬁ;cated that any other
works are proposed and the development does not contravefigng, conditionattaeheth favthe
permission granted for the nursing home, nor does it const|t uW .
However, we consider that the proposed use of the subject buildig Or.ttL_Qowsmn of hom ;
accommodation is inherently different from its use as a nursing home in that‘ﬁ""t'grpe»ef—sem&__m% |
provided, and the user profile of the proposed facility is substantially different from that which was e
initially approved and therefore may have a significant impact on the proper planning and sustainable
development of the area, particularly in terms of compliance with the development plan context

detailed above. We consider that the proposed use is inconsistent with the nursing home use of the
premises which is specified in a previous permission.

Having regard to the above, we are of the opinion that the proposed change of use of No. 30 Haddon
Road for the provision of homeless accommodation does not constitute exempted development.

No. 30 Haddon Road, Clentarf, Dublin 3, D03 FN20 13
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Referral of Section 5 Declaration Septemier 2019

9.0 Intensification of Use

It is considered that an intensification of use is likely to arise as a result of the proposed change of use,
which may be considered to be contrary to the Z1 zoning objective of the subject site, the objective of
which is ‘fo protect, provide and improve residential amenities’. It is unclear as to whether appropriate
residential amenity will be provided for the proposed residents and whether appropriate standards of
accommodation will be provided in relation to sufficiently-sized bedrooms, storage facilities, communal
open space, private open space. We submit that there is limited outdoor space available at the subject
site with limited services being within the reach of the potential occupants. We note that the proposed
use of No. 30 Haddon Road remains as a form of institutional care, however the key changes relate to
the capacity for residential occupancy which has been increased by the proposed use of bunk beds and
the type of care whereby the nursing care previously provided is replaced by social support and care.
It is our opinion that the substantial increase in the number of bed-spaces from 30 no. to 50 no.
bedspaces, representing a 40% increase in occupancy, is a material development by way of
intensification. The proposed increase in scale would result in a change in the definable character of
the use.

It is submitted that whilst the general character of the use of the premises may be residential in nature,
‘Homeless Accommedation’ is a sui generis use, which does not fall within either the ‘permissible use’
of ‘open for consideration use’ categeries and are therefore not a permissible use within Z1 zones
having regard to Section 14.4 of the Dublin City Development Plan 2016-2022.

10.0 Material Change of Use

We refer to Section 178 of the Planning and Development Act 2000 (as amended) which restricts
development by local authorities and states the following:

178- (1} The council of a county shall not effect any development in its functional area which
confravenes materially the development plan

{2) The council of a city shall not effect any development in the city which contravenes
materially the development plan.

(3) The council of a city and county shall not effect any development in the city and county
which contravenes materially the development plan

We are of the firm belief that the care of 30 no. elderly people in a nursing home facility is materially
different to that of the care of 50 no. homeless persons.

A review of Irish Case Law demonstrates that a change of use is material if the character of the initial
use is substantially different in planning terms from the second use and if the change of use impacts on
the proper planning and sustainable development of the area. In this case, the change of use is material

having regard to the nature and operation of both facilities. The previous ormie facifity-provided
personal physical and social care and accommodation on a long-tefm baﬁﬁo%bﬂ (218t goeifid A
health issues and needs. The proposed use, to provide homeless accommodation would provide social,
physical and mental care to a broad ranging user-profile, with accommaodation being offered on a more
short-term basis.

26 SEP 2

Further to the above, we note that nursing homes are generally typified as being smal‘ private
institutions providing residential accommodation with healthcare, fo Lﬁémﬁﬁﬁﬁple who wouighggnerally

have links to the local community. in light of this, we would strongly g raye that the proposed changeof——
use would be materially different from a nursing home given tha vpyoum provitea-vastly-different—__
service to a contrasting user-group with a broad -ranging age profi

e A ]

Overall, we consider that the nature of the development substantially differs from that of the permitted
nursing home. We contend that the nature of the proposed development may have potential
consequences for the proper planning and sustainable development of the area, particularly in the
context of consistency with the states objectives of the Dublin City Development Plan 2016-2022 and
the overall zoning objective for the subject site which seeks ‘fo profect, provide for and improve
residential amenities’.

MNo. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20 14
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11.0  Traffic and Noise

Since the occupation of this site by La Verna Nursing Home, the volume of traffic significantly increased
as a result of the services being provided to residents of the facility either in the form of care workers,
emergency vehicles, delivery trucks, rubbish collection or visitors to the facility. It is considered that the
local roads immediately surrounding the site were designed to serve residential properties and are
simply not of sufficient capacity to accommodate the large volumes of traffic that are anticipated for the
proposed development. As it stands, Haddon Road is a heavily trafficked thoroughfare whereby the
majority of residents rely on on- street car parking. Thus, we would argue that the Haddon Road does
not have the capacity to facilitate additional car parking and that the proposed change of use would
exacerbate an already significant issue.

It is noted that, most roads surrounding the subject site are quiet residential areas, home to many
families, young children and elderly. The noise that would be generated by the substantial volumes of
traffic entering and leaving the site late is unacceptable, contributing to further negative impacts on the
amenity currently enjoyed by residents living in the immediate vicinity of the site. Moreover, the
proposed homeless accommodation facility provides beds on a one night only basis meaning that there
will be a sharp increase in the level of pedestrian activity on Haddon Road, particularly in the morning
and evening times, and therefore an increase in potential noise disturbance for residents in the
surrounding area. We also highlight that that a narrow [aneway exists on the northern side of the subject
property, this presents another safety concern as rear access to neighbouring homes can be gained
from this laneway.

12.0  Health and Safety

La Verna Nursing Home at No. 30 Haddon Road is no longer in operation, with the structure being
vacant since 2018. An inspection report prepared by the Health Information and Quality Authority (2017}
affirms that the nursing home facility was non-compliant - moderate under the standards ‘Safety and
Suitability of the Premises'. Thus, the safety and suitability of the premises for a 50 inpatient homeless
accommodation facility, with complex medical and social requirements, is questioned. In considering
the above-mentioned, we refer to the ‘National Standards Framework for Homeless Services in Irefand’
published in 2018 by the Dublin Regional Homeless Executive (DRHE), the purpose of which to assist
in ensuring that homelessness services provided are of a high standard.

The main objectives of this particular document are too:

+ Promote safe and effective service provision to persons experiencing homelessness;

» Support the objectives of National Homelessness Policy, i.e. enabling people to move into and
sustain housing with appropriate levels of support;

« Establish consistency in how persons experiencing homelessness are responded to across
different regions and models of service delivery;

We also highlight that Theme 3, as included within the above document has regard to the theme of safe
services which is primarily concermned with balancing a diverse range of service use needs whilst
maintaining a safe environment and states that ‘physical enwronments have regard to the needs of
service users and provide adequate and clean accommodatro , 1168 from-hazard’ Takmg these pomts
into account, and given the non-compliance of the property under th&ﬁdn fﬂiﬁ?

of the premises’ we would question whether the proposed use of No. 30 Haddon a@#—a éM@ :
terms of health and safety and whether the existing str Cture has the capacity to facnlltate thls
intensification of use given its current condition.

13.0 Planning Precedent

26 SEP 2019
| LTR DATED

Our opinion as to the status of the proposed change of use L[j@ 30 Hadaom-Read SEOMher mforme ‘
by the following decision made by An Bord Pleanala in reIaRB (o] MMMQQQ|on 5 referra

Ref No. PL17 .301064 Whether The change of use of the ‘permitted-Nersing=Heme.. der reglst
reference number TA/140621 to a residential drug rehabmtation%m%m

not exempted development.
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An order on the above question was delivered on 19" November 2018 which states that:

the change of use of the permitted nursing home under planning permission register reference
TA/140621 to a residential drug rehabilitation facility, af the old National School, Ballivor Village,
County Meath, is development and is not exempted development.’

Despite the fact that the nature of the above change of use, from a nursing home to use as a drug
rehabilitation centre is relatively different to that of a homeless accommodation facility, we note that
there are some parallels between both uses in relation to the type of care provided and the demographic
that this care is provided to. In light of this, we note the following commentary from the Inspectors
Report;

"The application referred to the Board is the change of use of this nursing home to a residential
drug rehabilitation facility. The question for the Board is therefore whether or not this change
of use is material.’

I would accept the referrer's argument that a nursing home would typically refer to the care of
the elderly and would have links to the local community and oversight by the HSE."

T would consider that the development would be materially different from a nursing home,
notably it would provide a different service to a different user group, i.e. a population with a
broader age profile and who are drug dependent. It is very likely that it would provide a service
to a wider geographical area and have fewer links to the local community. In addition, from the
information on file it would appear that the development would not be subject to oversight by the
HSE (although this is not strictly a planning matter). The change of use would, therefore,
comprise development.’

In this instance, the nature of the development substantially differs from the permitted
nursing home. This potentially has consequences for the proper planning and sustainable
development of the area, in particular, consistency with its development plan context (role
of settlement) and zoning objectives for the site,_which seek to protect, provide for and/or
improve town and village facilities and to provide for necessary community, educational
and social facilities.’

‘Having regard to this wider, overarching context, | would consider that the proposed
development, which provides a specific programme to a defined group, with limited
interaction with the local community, would be inconsistent with the use specified in the
permission granted for the nursing home on site, and, therefore, would not constitute
exempted development.’

From a review of the above assessment, it is submitted that the propgsed.c

hange of use of the building
at No. 30 Haddon Road for the provision of homeless accommodation woul BT

i Rerizty-ditatent from
a nursing home, in that it would provide a different service and type of ¢ Qiffe pﬁg
We are of the strong opinion that the nature of the proposed use of tile building significantly di LA
that of a nursing home, given that it would provide accommodation jon a short-term basis, to a varying
user-group, with no specific ties to the local community. “

14.0  Irish Case Law

{ LTR DATED
Carman’s Hall Community Interest Group & ors -v- Dublin City Collhdif2017] IEHC 5o~ FROM =

M*’ﬂeﬂa
_ _ ABP. — |
In the above High Court Case, the applicant's, Carman’s Hall SesmnityInterest Group & ors———. |

) _‘

sought an Order of certiorari by way of an application for judicial review us g~a-dect

a change of use and the refurbishment of inter alia, a premises formerly used as a Parish Centre
and known as St. Nicholas of Myra and situated at Carman’s Hall, Dubtin 8, in order to provide
accommodation for persons experiencing homelessness.

In his assessment of the above case Mr. Justice Binchy was of the opinion that the respondent,
Dublin City Councit had effected development in material contravention of the development plan, in

No. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20 16
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that the proposal fails to comply with the specific procedures for developments as such, set out in
policy QH30 and Section 16.12 of the Development Plan.

We note that following commentary contained within the judgement of Mr. Justice Binchy delivered
on 11t October 2017.

‘Having considered these arguments, | have come to the conclusion that the failure to apply
policy QH30 and s. 16.12 of the Development Plan in considering the proposal to develop
and change the use of the Premises is a material contravention of the Development Plan.
I have come to this conclusion for severaf reasons. Firstly, as the applicants argue, it is clear that
there is a high degree of specificity prescribed in the Development Plan in relation to the
procedures for approval of such developments. It is clear that no effort at all was made to comply
with these procedures, and that the entire focus of the respondent, perhaps understandably, was
upon addressing the emergency it faced.”

‘Secondly, there cannot be any doubt that the purpose lying behind this high degree of specificity
was to ensure that the respondent would have available to it sufficient information to decide
whether or not the proposed development would give rise to an undue concentration of such
facilities in the area, to the detriment of the area. The possibility of such detriment is expressly
acknowledged by the Development Plan. The argument that the respondent has no obligation to
have regard to the provisions of the Development Plan in making a decision for the purpose of s.
179(6)(b} of the Act of 2000 cannot possibly be correct in light of the very express requirements
of policy QH30 and s. 16.12 of the Development Plan and the underlying purpose of that policy
and section, and also having regard to the obligation in s. 178(2) of the Act of 2000 not to effect
development in material contravention of the Development Plan.’

‘The procedural efements of policy QH30 and s. 16.12 do no more than prescribe how the
respondent should comply with this obligation. Even if these requirements were not set out in the
Development Plan, there would in my view be an obligation on the respondent to consider
whether or not the proposed development contravenes the Development Plan, in view of .178(2)
of the Act of 2000. The question as to whether nor not the change of use of the Premises
might contribute to or give rise to an undue concentration of such facilities in the area,
with the attendant detrimental consequences surmised by the Development Plan, is
clearly an important one, and one that is likely to be of significant interest and concern to
the residents in the area. As a matter of fact, the development of the Premises has aftracted
local opposition, which the Chief Executive of the respondent has described as understandable.
In any case in my view, the people of the locality have real and substantial grounds for such
concerns.’

It foltows from the above that the Order must be quashed, not because the development and
change of use of the Premises is in material contravention of the Development Plan (about which
{ make no finding), but because in failing to comply with the specific procedures for such
developments set out in policy QH30 and s. 16.12 of the Development Plan, and in particufar in
faifing to consider and make any decision upon the question as to whether or not the development
and change of use of the Premises will contribute to or give rise to an undue concentration of
such facilities in the area, or have the detrimental consequences described in policy QH30 and
5. 16.12, the respondent, in making the Order, has effected development in material
contravention of the development plan.’

In a similar manner to the above, we do not consider that due regard has been given to the location of
the proposed homeless accommodation facility and its surrounding context. We are of the opinion that
the applicant, Osdale Limited have not sufficiently supported their proposal for the change of use of the
premises with adequate information indicating that it will not resuit in an over concentration of such
types of facilities within one area or have not satisfactorily demonstrategdh; it the proposal will not have
any undue impacts on the surrounding residential amenity of the arga in ﬁ@}‘m'mﬁmth Section
11.1.5.4 of the Dublin City Development Plan 2016-2022. g BORD P
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15.0 Conclusion
The question before An Bord Pleanala is as follows:

“Whether the change of use of No. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20, from a 30-
bed nursing home to use as a homeless accommodation facility constitutes development and
whether this change of use constitutes exempted development or not?”

We are of the strong opinion that the proposed change of use from a nursing home to the provision of
homeless accommodation is development and is not exempted development and consider that the
proposed use of the premises would be materially different from that of a nursing home. Accordingly,
we request a declaration to this effect from An Bord Pleanala under Section 5 of the Planning and
Development Act 2000 (as amended).

We trust that the Board will have regard to this submission, and look forward to a decision in due course.
Should you have any queries or require any further information, please do not hesitate to contact the

under signed.

Yours sincerely,

17—

Kevin Hughes MIPI MRTPI
For HPDC Ltd.

No. 30 Haddon Road, Clontarf, Dublin 3, D03 FN20 18
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: Appendix A
Declaration issued Dublin City Council on 5% September 2019.
AN BORD PLEANALA

26 SEP 2019
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W | Combhairle Cathrach
‘ Bhaile Atha Cliath

Dublin City Council An Roinn Pleanéia & Forbairt Macine, Bloc 4, Urlar 3, Oifigi na
Cathrach, An Ché Adhmaid, Baile Atha Cliath 8.

Planning & Property Development Department, Block 4, Fleor 3,
Dubiin City Council, Civic Offices, Woeod Quay, Dublin 8,

T: (01) 222 2288

E. planning@dublincity.ie

06-Sep-2019

Hughes Planning & Development Consultants
70, Pearse Street
Bwlip2

Application Number 0365/18

Application Type Section 5

Registration Date 09-Aug-2019

Decision Date 05-Sep-2019

Decision Order No.  P4870

Location 30, Haddon Read, Clontarf, Dublin 3

Proposal EXPP: Whether a change of use from a 30-bed nursing home to use as

a homeless accommodation facility constitutes development and
whether this change of use constitutes exempted development or not.
Applicant John Brierty & Turlough Considine

+ Ifyou have any queries regarding this Decision, please contact the number shown above

Note: .
Any person [ssued with a declaration on development and xem;ﬁt—y og\gﬁgeﬂlnﬁf\m&en;f the

prescribed fee, refer a declaration for review by A Bord Plefnala within four weeks of the date of the igsuing
of the declaration.

2 6 SEP 2019
LTR DATED FROM

LDG-
NOTIFICATION OF DECLARATION ON DEVELO %Nmnmme&asvmmm [

L LT

PP e Aol

In pursuance of its functions under the Planning & Development Acts 2000 (as amended), Dublin City
Council has by order dated 05-Sep-2019 decided to issue a Declaration that the above proposed
development is EXEMPT from the requirement to obtain planning permission under Section 32 of the
Planning & Development Acts 2000 (as amended).

Ceannoifig, Oifigi na Cathrach, An Ché Adhmaid, Bhaile Atha Cliath 8, Eire
Head Office, Civic Offices, Wood Quay, Dublin 8, Ireland

NOT 1section5(Grant Exemption) T84 S dublincity.ie
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Reasons & Considerations:

The Planning Authority is therefore of the opinion that the subject development would be exempted
development in accordance with Section 4{2) (a) to (c) of the Planning and Development Act 2000 (as
amended) and the provisions of Article 10(1) and Class 9 of Part 4, Schedule 2 ‘Exempted Development —
Classes of Use’, of the Planning and development Regulations as amended and therefore, would not require
planning permission. Accordingly, it is the opinion of the Planning Autherity that the change of use of the
Premises at 30 Haddon Road Clontaif to a homeless accommodation facility is development and is
exempted development.

& Mo
Signed on behalf of Dublin City Council @9/ o =

for Assistant Chief Execuffte

Note:

Any person issued with a declaration on development and exempted development, may, on payment of the
prescribed fee, refer a declaration for review by an Bord Pleandla within four weeks of the date of the issuing
of the declaration.

AN BORD PLEANALA

2 6 SEP 2019
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Appendix B
Extract from report prepared by The Health and Quality Authority (2017)
AN BORD PLEANALA
2 6 SEP 2019
LTR DATED FRO
et semmacrm VO]
LDG- o
ABP-
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', Authority

An tUdaras Um Fhalsnéis
agus Céiliocht Slainte

La Verna Nursing Home

OSV-0000146

30 Haddon Road,

Clontarf,
Dublin 3.

01 833 9879

info@laverna.ie

A Nursing Home as per Health (Nursing Homes)

Act 1990

M.V. Nursing Limited

Shane Kelly

Sheila McKevitt

None

Announced
30
1
AN BORD PLEANALA
2 6 SEP 2019
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About monitoring of compliance

The purpose of regulation in relation to designated centres is to safeguard vulnerable
people of any age who are receiving residential care services. Regulation provides
assurance to the public that people tiving in a designated centre are receiving a
service that meets the requirements of quality standards which are underpinned by
reguiations. This process also seeks to ensure that the health, wellbeing and quality
of life of people in residential care is promoted and protected. Regulation also has an

important role in driving continuous improvement so
lives.

that residents have better, safer

The Health Information and Quality Authority has, among its functions under law,
responsibility to regulate the quality of service provided in designated centres for
children, dependent people and people with disabilities.

Regulation has two aspects:

= Registration: under Section 46(1) of the Health Act
the business of a designated centre can only do so if
this Act and the person is its registered provider.

2007 any person carrying on
the centre is registered under

« Monitoring of compliance: the purpose of monitoring is to gather evidence on which
to make judgments about the ongoing fitness of the registered provider and the
provider's compliance with the requirements and conditions of his/her registration.

Monitoring inspections take place to assess continuing compliance with the
regulations and standards. They can be announced or unannounced, at any time of

day or night, and take place:

= to monitor compliance with regulations and standards

= to carry out thematic inspections in respect of specific outcomes

= following a change in circumstances; for example, following a notification to the
Health Information and Quality Authority’s Regulation Directorate that a provider has

appointed a new person in charge

= arising from a number of events including information affecting the safety or

wellbeing of residents.

The findings of all monitoring inspections are set out

under a maximum of 18

outcome statements. The outcomes inspected against are dependent on the purpose
of the inspection. In contrast, thematic inspections focus in detail on one or more
outcomes, This focused approach facilitates services to continuously improve and
achieve improved outcomes for residents of designated centres.

Please note the definition of the following term used inreports;

responsive behaviour (how people with dementia or
communicate or express their physical discomfort, or,
physical environment).

Page 2 of 22
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This inspection report sets out the findings of a monitoring inspection, the purpose of
which was to inform a registration renewal decision. This monitoring inspection was
announced and took place over 2 day(s).

The inspection took place over the following dates and times
From: To:
09 January 2017 (09:30 09 January 2017 18:00

The table below sets out the outcomes that were inspected against on this
inspection.

l;‘i* Iment

Outcome 01: Statement of Purpose Compliant

Outcome 02: Governance and Management Compliant

Outcome 03: Information for residents Compliant

Outcome 04: Suitable Person in Charge Compliant

Outcome 05: Documentation to be kept at a Substantially Compliant
designated centre

Outcome 06: Absence of the Person in charge Compliant

QOutcome 07: Safeguarding and Safety Compliant

Outcome 08: Health and Safety and Risk Substantially Compliant
Management

Outcome 09: Medication Management Compliant

Outcome 10: Notification of Incidents Compliant

Qutcome 11: Health and Social Care Needs Compliant

Outcome 12: Safe and Suitable Premises | Non Compliant - Moderate
Qutcome 13: Complaints procedures Substantially Compliant
Outcome 14: End of Life Care Compliant

Qutcome 15: Food and Nutrition Compliant

Outcome 16: Residents' Rights, Dignity and Compliant

Consultation BESne
Outcome 17 Residents' clothing and personal ComhMRBORD PLEANAL A
property and possessions

Outcome 18: Suitable Staffing Compliant

Summary of findings from this inspection 2 6 SEP 2019

This inspection was announced following an applicati
registration of the centre. As part of the inspection,
__and staff. The inspector observed practices and revie
care plans, medical records, accident logs, policies a

orhyieprovider to the
' _spectoF'HEEVvTﬂwlfrﬁeBs%NEHts——

o=k

Prior to the inspection, the inspector reviewed written evidence from a suitably
qualified person confirming the building meets all the statutory requirements of the

Page 3 of 22
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fire authority in relation to the use of the building as residential centre for older
people. All documents submitted by the nominated person on behalf of the provider,
for the purposes of application to register were found to be satisfactory.

The centre is registered to accommodate 32 residents' and there were 30 residents
on the day of inspection with one on holiday, leaving one vacant bed.

The provider and the person in charge were found to be operating in compliance
with the conditions of registration and in compliance with 14 of the 18 outcomes, in
substantial compliance with three outcomes and one in moderate non compliance
with one outcome. The inspector confirmed that the nominated person on behalf of
the provider had fully addressed the five of the six non compliant outcomes from the
last monitoring inspection which took place in June 2016. The moderate non
compliance in relation to premises remains.

The inspector found that the governance structure remained robust. The residents’
spoken with expressed satisfaction with the standard of care they received in the
centre. There was evidence of improvements made since the jast inspection. The
management team had addressed non compliances from the last inspection relating
to safe and safeguarding, health and safety and risk management, medication
management, end-of-life care and documentation.

The action pians at the end of this report reflect these non-compliances.

26 SEP 2019
LTR DATED FROM

AN BORD PLEANALA
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Lwithin three days. Quarterly reports had been provided to the authority to notify the
<hief Inspector of any incident which did not involve personal injury to a resident.

Judgment:
Compliant

Theme:
Effective care and support

Outstanding requirement(s) from previous inspection(s):
No actions were required from the previous inspection.

Findings:

Residents’ were assisted to access allied health care professionals. A review of a number
of residents’ files showed that they had been referred to allied health professionals as
required without delay. Residents’ spoken confirmed were reviewed by their general
practitioner on a regular basis and a review of a sample of residents’ files confirmed this.

Nursing documentation reviewed for @ number of residents was good. Care plans
reflected all resident needs identified on assessment and were person-centred. They
were updated when the needs of the resident changed and reviewed within a four
monthly basis by staff.

Judgment:
Compliant

Theme:
Effective care and support

26 SEP 209

LTR DATED FROM __

Outstanding requirement(s) from previous inspecti ﬁ?@):

Some action(s) required from the previous inspection werel ABE-satisfactorily
Ay 3Pyt 3 g
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Findings:
The inspector found the centre to be clean and tidy.

There was adequate communal space to meet the needs of resid
ents’,
The inspector used the visitors’ room during the inspection, Proce
Ss.

There was inadequate storage space provided for equipment Mol

were stored in the residents' bedroom or in the downstairs agj OIsts and sit on scales
provision for additional storage space was not viewed in the - §t8d bathroom. A

for which planning permission had been granted. However tha : POsed new extension,
that these plans were under review to include storage space, NSpector was informed

The three, three bedded rooms had not been reviewed tq Meet ;

standards. There was a lack of personal space for the resident che cr!teria of the
door in two of these three bedrooms, room10 on the groung fio CCupying the bed by the
second floor. On the ground floor two of the three beds were el and room 7 on the
wall making them unsuitable for use of hoist dependent resiciem:s.'t'o"e“i Up against the
inspector was informed that there was one hoist dependent resicte Ht_::wever, the
bedrooms and two hoist dependent residents' in the other. I aey >Nt in one of these
room for one bedside chair in both these rooms. The three bedq Ition, there was only
was suitable to meet the needs of the three independentiy mobiged on the second floor
the room. The inspector was informed that the planneqd exbensioe Fesidents occupying
bedrooms which would enable the reduction of bed capacity | N Included additional

three, three bedded rooms. N the at least one of the

The residents' bedrooms were spread across the ground, firgt 5
the centre. There was no lift in the centre. There were three éhae_CO_nd and third floor of
residents' with impaired mobility from one floor to the other. Tp, e": lifts available to take
informed that all residents' currently residing on the upper floors Nspector was
independently mobile. The planned extension was under review 'tgf:_:h!e gentre were
Ciude a lift,
There was no garden. There was a small paved area the width of
along the rear of the building and both sides. Residentg could ing tn
small paved area via the activities room. This area contained gardemndent!y access the
tables, bedding pots and plants. It was secure to the rear by 5 e €N benches, chairs,
boundary wall. The side of the building contained a smoking hut anY Constructed
used by a number of residents'. The inspector raised concerns ag nd was frequently
outdoor space appeared to be planned as ground for the planned Zig Of.this small rear
nsion,

@ building which ran

Residents occupying multiple occupancy bedrooms did not |
at the time of death. A single room for use at the ti
current new extension plans. The inspector was inf]

av
access to a single room
ITerinthe

Ngo -
AN
Judgment: =
Non Compliant - Moderate

Page 13 of 1




-

.

e g 1 GROE WA

| \‘ AAAAAD
gs A2 S ]

AT
e MORR et iy}
A8A%



