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1.0

1.1.

2.0

2.1.

2.2,

2.3.

Introduction

This is an assessment of a proposed strategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and
Residential Tenancies Act 2016. The application was made by the Debussy
Properties Ltd and received by the Board on 21 July 2021.

Site Location and Description

The site is located in Clane, Co. Kildare. The site is located c. 500 metres
Clane town centre on lands that are to the south of the R403 Prospero
west of Millicent Road. The site is adjacent to educational and spoging Jagiliti€s

along the R403 Prosperous Road.

The site is currently in agricultural use (tillage). It comprisegpart arger open

field that is relatively flat. The site is broadly rectangu with a narrow strip

of land extending north towards the Prosperous Rofd. There is an agricultural

access onto the Prosperous Road. The site isfbolRge the west by the Clane
GAA grounds and to the east/ north by resideRgial pagerties and an agricultural
field. To the east the site has frontage of agproximately 220 metres along Millicent

Road. There is a residential propef the site to the south. On the opposite

side of Millicent Road there is a8 Ssidential development known as

Hemmingway Park, which,i ompletion. There is a footpath along the

boundary of the site wit oad, linking the site back ta the town centre.
There is a continu % on the northem side of Prosperous Road to the town
centre, with a pddestrianXrossing west of the site to facilitate crossing of pedestrians
to and fro ub and schools. The footpath is not continuous along the

southern.sid.of fie Prosperous Road towards Clane town centre.

Ther

grounds? To the east of this there is an old agricultural hedgerow. There isa

ature Leyland Cypress hedgerow along the boundary to the GAA

hedgerow along the northern site boundary, the eastern boundary and along the
boundary to a residential property to the south. Otherwise, the site is part of an open
field with no boundary markings. | note the existence of a modern stone cross set on

a stone slab base to commemorate the millennium and the approach to Clane
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Abbey. | also noted that the Prosperous Road has been recently resurfaced and new

road markings applied.

3.0 Proposed Strategic Housing Development

3.1.

Permission is sought for 192 no. residential units (114 houses and 78 duplex units)

and a childcare facility. There are 6 three storey duplex blocks fronting onto a new

link street and onto Millicent Road, and a combination of detached, semi-detached

and terraced two storey houses.

3.2. Key Details:

3.3.

No. Units 192
Height 2-3 storeys
Site Area 6.4 ha gross; 5.5 ha net area (link str\e luded)
Density 35 units per ha (net)
Other Uses Créche (160sq.m) o
Dual Aspect 100% @9
Public Open Space | 8,304 sq.m.
Car Parking ! 340 spagg
[ ™
Bike Parking 16
Housing Mix
Beds uplex Houses Total %
10 0 10 5.2
40 0 40 20.8
28 83 111 57.8
4-bed 0 31 31 16.2
TOTAL 78 114 | 192 100% |
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o The provision of a link street through the subject site {including pedestrian and
cycle paths) to connect Prosperous Road (R403) to the north with Millicent

Road to the easf,

« Junction upgrade works and pedestrian/cycle improvement works, integrating

with existing infrastructure in the vicinity.

A priority junction at the Prosperous Road (R403) entrance to the site and a
signalised junction at the Millicent Road entrance.

o The existing Clane GAA Ciub access onto Prosperous Road (R403)
replaced with a pedestrian/cycle only access and a new
vehicular/pedestrian/cycle access provided along the wester da the

proposed link road.

« Demolish the existing Clane GAA Club ball court to facilitae the new
vehicular/pedestrian and cycle access to the Clgpe b.
4.0 Planning History
Subject Site: @
ABP-309087-21 — Permission for th jon of existing ball court,
construction of 192 residentia ( houses and 78 apartments),
childcare facility and assoOigtes works.

construction of 1 and 48 apartments in four three storey apartment
blocks, togethefwith adiStributor relief road from Millicent Road to Prosperous

Road, a siffgle s créche, on a site of 8.33 ha. Reasons for refusal related to
ity and proposal for a temporary on site treatment system.

wasvé

Other SHD applications in Clane Town

ABP Reg. Ref. PL 0& C Reg. Ref. 051625) — Permission refused for
dwWilli

ABP-308943-20: Permission for 333 residential units (121 houses and 212
apariments), créche and associated works at Capdoo and Abbeylands Clane

(KDA1).
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5.0

5.1.

5.2

ABP-305905-19 — Permission refused for 305 dwellings at Brocklands Housing
Estate/Alexandra Walk (KDA1). ABP-309367-21 relates to this site and includes 91
no. residential units (58 houses and 33 apartments) on lands at Capdoo (KDA1).
Case is undecided.

ABP-304632-19 — Permission for 366 dwellings at Capdoo Clane (KDA2).

Section 5 Pre Application Consultation

The applicant chose to rely on the section 5 pre-application consultatio

place in May 2020 and referenced as ABP-306994-20. This conte ft eting
have not changed and so | reproduce them as summarised by t ing
Inspector for the previous application, as follows:

A Section 5 pre-application consuitation took place via ams on the 28" May
2020. Representatives of the prospective applicant’the pRanriing authority and An
Bord Pleanéla were in atfendance. An agenda issupd by An Bord Pleanéla prior
to the meeting. The main topics raised for d n at the tripartite meeting were

as follows:
» Planning Policy Context

* Transport and Moveme@e — function and design of fink street:
ocal strest network.

connections within x
. ] ential Amenity — design of duplex units; open space

. Water capacity constraints and timelines.
» Surface Waler Management and Flood Risk Assessment

s Any Other Matters.
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5.3.

5.4.

541,

54.2.

5.5.

5.6.

56.1.

5.7.

A copy of the Inspector’s report and Opinion is on the file for reference by the Board.
A copy of the record of the meeting Ref. ABP-306994-20 is also available on the file.

Notification of Opinion

A Notice of Pre-Application Consultation Opinion issued within the required period,

reference number ABP-306944-20. An Bord Pleandla issued notification that, it was
of the opinion, the documents submitted with the request to enter into consultations,
constituted a reasonable basis for an application for strategic housing developme

The prospective applicant was advised that the following specific information

Analysis; response to issues raised in reports from Transporta
Parks and Housing Departments of Kildare County Counci
considers that the proposed development would mate cntravene the relevant

development plan or local area plan a material co entidn statement.

Finally, a list of authorities that should be noti @; e event of the making of an
e i X A N®,
application were advised to the applicanjf@nd inCretied:
1. l[rish Water

2. Transport Infrastructure

3. National Transposth@utigei

4. Kildare Cou " l@ e Committee
Applicant’'s Statement

Subsequegt tg t sultation under section 5(5) of the Planning and Development
' sidential Tenancies Act 2016, the Board's opinion was that the

on submitted would constitute a reasonable basis for an application for
ousing development. Therefore, a statement in accordance with article
297(3) of the Planning and Development (Strategic Housing Development)
Regulations 2017, is not required.

Applicant’s Material Contravention Statement

ABP-310892-21 Inspector’s Report Page 8 of 94



5.7.1.

5.7.2.

5.7.3.

574

The applicant has prepared a Material Contravention Statement that sets out the
rationale as to why the development could be permitted even when the proposal
would represent a material contraventian concerning some objectives of the Kildare
County Development Plan 2017 — 2023 and the Clane Local Area Plan 2017 — 2023,
The statement sets out how permission could be granted for the development in the
context of section 37(2)(b) of the Planning and Development Act 2000 as amended.

The applicant highlights that the proposed development would contravene the
statutory plans as follows:

s Core Strategy - The housing allocation for Clane (Table 3.3 — 145 yni
Policy SS1 of the Kildare County Development Plan 2017-202 4

o Core Strategy - A strategic objective and Policy CS1 of the Cl cal Area
Plan 2017-2023, which seeks to align the LAP with th s
core strategy and settlement strategy of the County D&€lopinent Plan.

e Density - Development of 192 units would e e%ay materially
contravene the estimated residential cap andydénsity of 158 units at 30
units per hectare in KDA 5, detailed i f the Clane Local Area Plan
2017-2023. @

The applicant sets out how the pro evelopment meets the criteria set out in
section 37(2)(b) of the Planning.arg

<

, WOrks have not commenced, and it is unlikely that

these units will be o e end of the LAP period 2023. Other large
residential plannj % lons are either on appeal or under judicial review and so
residential uniftargeyof 145 will not be met for Clane by 2023; ABF Ref.

ocation and

velopment Act 2000, as amended. There are

no implementable planning pe
for 366 units (ABP-3046

s in the Clane area, other than a permission

PL09.30 s on appeal and ABP-308943-20 333 units under JR. The
prop pment will meet with the strategic need for housing and comply with
s 2)(b)(i) of the 2000 Act.

The reduction in housing allocation for Clane from and associated Policy $S1,
provided by Variation 1 of the KCDP, together with, Policy CS 1 of the LAP conflicts
with the overarching policies, objectives and statements of the KCDP and the Clane
LAP which seek to deliver sustainable compact development on zoned lands in
existing urban areas. Policies and objectives are listed out and the applicant states
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5.7.5.

5.7.6.

6.0

6.1.
6.1.1.

6.2,

the proposed deveiopment generally accords with the overarching guidance,
objectives and policies contained in the KCDP, but that there are conflicting
policies/objectives between the KCDP and the LAP. There are conflicting policies
and objectives between statutory plans, section 37(2)(b)(ii) of the 2000 Act applies.

in accordance with section 37(2)(b)(jii) of the 2000 Act, the development meets
national planning policy and objectives with regard to the delivery of housing at

sustainable densities.

The proposed development will match the pattern of development in the area, Q

permitted schemes are detailed and this aligns with section 37(2)(b)(iv) o@
Act. 2

Relevant Planning Policy

National Policy

Having considered the nature of the proposal, the @ Zironment, the
documentation on file, including submission fropriiyg ng authority, | am of the
opinion that the directly relevant Section 28 M % L Guidelines are:

Guidelines for Planning Authorities on_Sustajnable Residential Development in

Design Manual for Urba

The Planning Syste
Technical AppenCices 9).

Sustainab a sing: Design Standards for New Apartments, Guidelines for
riffes (2020) (the ‘Apartment Guidelines’).

glopment and Building Height, Guidelines for Planning Authorities (2018)
(the ‘Building Height Guidelines’).

Childcare Facilities — Guidelines for Planning Authorities 2001 and Circular PL3/2016
-~ Childcare facilities operating under the Early Childhood Care and Education
(ECCE) Scheme.

Project Ireland 2040 - National Planning Framework
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6.3.

The government published the National Planning Framework in February 2018, and
inciudes the following National Policy Objectives:

NPO 3a: is that 40% of new homes would be within the footprint of existing
settlements.

NPO 4: Ensure the creation of aftractive, 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.

NPO 13: In urban areas, planning and related standards, including, in parti
height and car parking will be based on performance criteria that seek

be proposed to achieve stated outcomes, provided public s i ompromised
and the environment is suitably protected.

NPO 27 is to ensure the integration of safe and co nieffali€matives to the car
into the design of communities.

NPO 33 is to prioritise the provision of new where they can support

sustainable development at an appropriate s§
Regional Policy é
Regional Spatial and Econom@g for the Eastern and Midland Region (RSES)
2019-2031. »\
Under the RSES a D@ répolitan Area Strategic Plan (MASP) has been
e

\J

' t
ainable and compact growth of Dublin. The MASP area

eliver strategic development areas identified in the Dubilin
Strategic Plan (MASP) to ensure a steady supply of serviced

RPO 3.2: Promote compact urban growth - targets of at least 50% of all new homes
to be built, to be within or contiguous to the existing built up area of Dublin city and |
suburbs and a target of at least 30% for other urban areas. |
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6.4.

RPO 4.1: Settlement Hierarchy — Local Authorities to determine the hierarchy of
seftlements in accordance with the hierarchy, guiding principles and typology of
settlements in the RSES.

RPO 4.2 Infrastructure — Infrastructure investment and priorities shali be aligned

with the spatial planning strategy of the RSES.

Clane is identified as a Self-Sustaining Town in the RSES. Such towns are defined
as towns that require contained growth, focusing on driving investment in services
employment growth and infrastructure whilst balancing housing delivery. Clan
identified as one of the towns recording the highest growth rates in the co e
the last ten years (>32%), and which have lower levels of employment govi

Local Policy
Kildare County Development Plan 2017-2023

Variation No 1 of the CDP — Core Strategy

The changes in Variation no 1 reflect the changes #fighe natidnal and regional policy

and the information relevant to Clane is summ
( )

e Clane is defined as a Town in the setfigmen rchy for Kildare.
o Table 3.1: Settlement Hierarchy: i in the settlement hierarchy.

« Table 3.3: Population an " Allocation 2020-2023
u

Allocated growth 4%
NPF 2026 po&h if persons - 945
NPF 2026 pop groWth in units - 337

2t 2020-2023 — 145 (previously 780 2016—2023)

'2: Economic Development Hierarchy: Towns support small scale
ustry, diversification of the rural economy, new economic opportunities.

Policy CS4- Deliver sustainable compact urban areas through the regeneration of
towns and villages through a plan-led approach which requires delivery of a least
30% of all new homes that are targeted in these settlements to be within their

existing built up footprint.

Density
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* LUDO 1- Ensure densities in line with the national guidance for sustainabie
residential developments.

» LUD 1- Promote residential densities appropriate to its location and
surrounding context.

* Table 4.1- Guidance on appropriate locations for new residential
developments.

- Outer Suburban or Greenfield at the edge of large towns should make
efficient use of lands.

- Edge of sites within small towns should be in the range of 40-

¢ Table 4.2- Indicative Density Levels
- Large towns (population> 5,000) Outer Suburbar% 30-50 units

per ha

- Small Towns & Villages {population 2,00 5,{%?'

Policy SS 1 Manage the county's settlem en accordance with the
population and housing unit aflocationg{set o he RSES, the Settlement Strategy

and hierarchy of settiements set o 3.1.

Clane LAP 2017-2023

* Thesiteis su rée land use zoning objectives - Zoning Objective C
New Resi [ — to provide for New Residential Development’,
Objecti@ Space and Amenity’, to ‘protect and provide for open

a and recreation’, Objective B 'Existing Residential/infill, to

d enhance the amenity of established residential communities and
e sustainable intensification’.

& site is designated a Key Development Area (KDA) 5.
» Table 4-2 of the LAP outlines the residential capacity of the [ands:

¢ KDA b —net area of 5.3ha, estimated residentia! capacity of 158 units, at an
estimated density of 30 units per hectare. Figures stated represent an

ABP-310892-21 Inspector’s Report Page 13 of 94



estimate only. Density / number of units to be determined at detailed design
stage based on a full assessment of the site characteristics and local
sensitivities.

o Section 12.2.5 — a design brief has been prepared for KDA 5. Requirement for
link between Prosperous Road and Millicent Road (Table 8.1, Map 8.1 and
Map 13.1 and Section 12.2.5 refer). Achieve vehicular, pedestrian and cyclist
permeability throughout the development area. Facilitate provision of direct
pedestrian/cycle links to sports grounds and potential links to tnzoned |

hectare. Given the proximity of the site to the fown centre, w lity of
the design and layout is particularly high, higher densiti y
Min. 15% public open space. Retain natural heritage and™Gre nfrastructure

features.

Section 13.2 Phasing for KDA 5 Millicent:

e Provide road link between Prosperc @-‘ d and Millicent Road.
[ )
ate

» Provide pro-rata childcare proMigion at'a of 0.13 childcare spaces per

dwelling.

s The Zone of Architecturati for Clane (LAP Map 10.1 refers)
immediately north WP Protected Structure (RMP Ref. KDO14-

026006 and RP 19%67) within the site along Millicent Road.

7.0 Observer Sl@‘ls

7.1,

Two obs Jemissions were received by the Board, Aidan Farrelly and Clane
neil. The issues raised are similar to the concerns expressed about

ptanning application, such as: exceeding the number of residential units
and density for Clane, all contrary to the LAP. A new concem revolves around the
submission of a duplicate planning application when the first is caught up in judicial
review proceedings along with others in Clane Village. The issues expressed in the

two submissions can be summarised as follows:

Contrary to the County Development Plan and Local Area Plan
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KDA 5 of the LAP sets an estimated density of 30 units per hectare, the proposed
development is for 40.6 units per hectare. The Board cannot grant permission for a
development that is in conflict with the land Zohing.

If permission is granted, the SEA Directive would be breached because neither the
CDP or LAP planned for the quantum of development proposed.

The core strategy of the CDP would be materially contravened and has impacts for
the suitability of Clane to provide the necessary services and infrastructure.

Clane

The town does not have the capacity to accommodate any more hous@i;;n

that planned for in the CDP and LAP.
Over 1,100 units are either permitted or under construction angd n@gfing Zompletion.

Any more units would stretch the capacity of Clane to grow \n@bly. There is a
lack of sustainable public transport, schools, jobs, med iv lIdcare facilities.
n

The proximity of a quarry to the site requires exagina¥

Traffic and Transport
Bus services are low frequency and ov rsu&h rough Clane.

The development will promote mo rneys because of a lack of public
transport or sustainable alterna# ing/walking).

Cycleways and pedestriap@oectigns are not coordinated or provided to any great
degree in Clane.

Traffic through C| is bad and additional traffic on the roads will make this
worse. The Trfffic a ansport Assessment prepared by the applicant is flawed.

rin the LAP have not been provided.

judiciaf review, and for a town that has other sites under judicial review.

The Board should not have accepted a planning application without the requisite pre-
application cansuttation process. The applicant has relied on the initial pre-
application consultation meeting/opinion and this is not up to date.
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8.0

8.1.

8.2.

The public were excluded from the pre-application consultation process and this
restricts public participation and the Environmental Impact Assessment Directive.

Planning Authority Submission

The Chief Executive’s report, in accordance with the requirements of section 8(5)(a)
of the Act of 2016, was received by An Bord Pleanala on the 15 September 2021.
The report states the nature of the proposed development, the site location and
description, submissions received and details the relevant Development Plan

Local Area Plan policies and objectives. A summary of the views of electe b
as expressed at the Clane/Maynooth Municipal District Meeting on 03 &gpt

2021 is appended to the Chief Executive’s Report and summarise :

» Proposed density of 40 units per hectare exceeds that rthe in LAP.
e The existing permission can still be implemente if cessful.

+ In Clane, there are already 235 units recen uilk occupied, a further 500

have permission. %
o More development will bring moregar t no pubtlic transport options.

+ There is no room in the scho mmodate growth. Lands in the plan
have changed from educ to sidential.

ulthee’built in the first phase of development.

The planning and tec l¥sis in accordance with the requirements of section

8(5)(aXii} and 8( marised as follows.
Variation 1 Kildare County Development Plan

Clane is de§ d a Town', with a target of 2.4% growth that equates to allowance

exceed this target. The plan period ends in 2023 for the County Plan and LAP. The
proposed phasing strategy allows for 142 units, link street and childcare facility in
phase 1 and the remaining 50 units after. The planning authority require the
ornission of 50 units or the delay of 50 units by condition, so that a new housing

target can be developed in the next plan.
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Density

The target density for KDAS is 35 units per hectare, the proposed development
amounts to 35 units per hectare (192 units divided by an area of 5.5 hectares). The
proposed residential density is acceptable.

Plot Ratio

The development has an indicative plot ration of 0.32, in line with recommended
standards.

Public open space
Proposed equals 8,304 sqm, 15 % of pian lands, acceptable.

Residential Mix/Part V

Dwelling mix is outlined and no comment offered. Part V pralvisigmis Woted and
conditions recommended.

Parking E t !

Car and cycle parking is noted, there is a shogfall arking spaces (deficit of

26% or 36 car spaces).
Childcare provision

A childcare facility is proposed tha accommodate 26 places, according to the

Childcare Facilities gundelmes 4 would be required, a condition should be

attached to provide the ace.

AA and EIA

It is noted that the competent authority to assess AA and EIA.
Urban D

The p ority have provided a detailed urban design analysis set out in

> with the 12 criteria of the Urban Design Manual. In general, the

proposgd layout is adequately designed, a number of conditions are recommended
to address minor points. The Roads Dept recommend a refusal of permission in
relation to car parking spaces off Millicent Road (units 132-135), direct frontage of
duplex units onto the new link road and the likelihood of ad hoc parking. However,

ABP-310892-21 inspector's Report Page 17 of 94



8.0

8.1.

the planning authority are satisfied that the design of units along the new link road
meets the KDA design brief.

Conclusion

The proposed residential development will meet the housing needs of the county and
Clane. The proposed development is in accordance with the core strategy of the
CDP as varied by variation 1 and the new housing target of 145 units. The planning
authority recommend that permission should be granted subject to conditions. 32
planning conditions are recommended, most are of a standard and technical n
however, the following two conditions are of particular importance to the a tio

in hand:
Condition 1 — seeks a two stage phasing strategy that holds backyo0

Condition 2 requires an entirely new standalone childcare facili er for 47

places and replace units 13 and 14 and the conversion of t r location in block

B to a residential unit.

Prescribed Bodies QO

The list of prescribed bodies, which t icant is required to notify of the making
the SHD application to ABP, iss@'t section 6(7) Opinion and included the

following:
1. Irish Water x
2. Transport ® freland
3. Nationaj Tran Authority

4, unty Childcare Commitiee
Th referred to in the Board’s Opinion the following prescribed bodies were
notifie e application:

5. Inland Fisheries ireland

8. Department of Culture, Heritage and the Gaeltacht — DAU (no submission

received)
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8.2.

The applicant notified the relevant prescribed bodies listed in the Board’s section
6(7) opinion. The letters were sent on the 4 June 2021, A summary of those
prescribed bodies that made a submission are included as follows:

trish Water (IW) - Wastewater services upgrade works are required; a project is
underway to relieve capacity constraints in Clane (Upper Liffey Valley Sewerage
Scheme Contract 2B - ULVSS]). It is expected connection(s) for this development
can be facilitated on completion of this project which is scheduled for end of

2021/2022 {subject to change).
To facilitate water connections, the foliowing upsizing works will be requir; 9

catried out by the developer:

Et
* Approx. 370m of existing 125mm UPVC main to be upsized to @ n the

R403.

* Approx. 440m of existing 150mm uPVC main to be upsized t mm 1D from the
junction of L1023 / R407 (Manzors) to the roundaboid ou eXesco.

* Approx. 50m of existing 100mm uPVC to be u to)225mm 1D from the
roundabout outside Tesco towards the Wes el.

Technical and standard conditions are #com e if permission is granted.
Inland Fisheries Ireland (IFI) - th development is located in the
caichment of the Butterstream @ Biwn Trout, lamprey species and Freshwater
Crayfish are present and p/the River Liffey and important fishery. All works

should be completed i Canstruction Environmental Management Plan.

[
Comprehensive sufgce wa management measures should be put in place,

examples are giveh. R&péiving waters should have adequate capacity. A culverted
stretch of eam within the development area and drainage ditches on the

easter e site were also culverted during the construction of the footway
al Road. Any opportunity to open up sections of these waterways would
be w e. Culverting surface water discharges can make them difficult to trace,

they should be accessible for inspection should a poliution event oceur. All
discharges must be in compliance with the European Communities (Surface Water)
Regulations 2009 and the European Communities {Groundwater) Regulations 2010.
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10.0

10.1.

10.2.

10.2.1.

Assessment

The Board has received a planning application for a housing scheme under section
4(1) of the Planning and Development (Housing) and Residential Tenancies Act
2016. My assessment focuses the proposed development in the context of the
statutory development plan and the local area plan. My assessment also focuses on
national policy, regional policy and the relevant section 28 guidelines. In addition, the
assessment considers and addresses issues raised by the observations on file, tha

contents of the Chief Executives Report received from the planning authority afi€
submissions made by the statutory consuftees, under relevant headings. JQe

assessment is therefore arranged as foliows:
e Principle of Development
e  Material Contravention
. Layout Design v
e Residential Amenity Q
e  Traffic and Transport @
e Infrastructure
» Ecology
s  Other Matters @
Principle of Developm

Land Use Zonin

The Kildare Dekelopment Plan 2016-2022 (KCDP), as varied, and the Clane
Local Ar 17-2023 are the relevant statutory plans for the area. The site is
ePhevelopment Area's (KDAS) identified in the Local Area Plan. It is

w Residential for the most part and is subject to an objective “to provide

for new residential development”. Residential and créche uses are permitted in
principle under the New Residential zoning (Table 13.1.1 Land Use Zoning Matrix
refers). A section of the site along the western boundary that relates to a proposed
link street and access to the GAA grounds is zoned ‘F' Open Space with an objective
“to protect and provide for open space, amenity and recreation”. A proposed
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10.2.2.

10.2.3.

signalised junction at Millicent Road will extends into lands zoned ‘B’ Existing
Residential Infill. The requirement for the link street is identified in the Clane LAP in
Table 8.1, Map 8.1 Movement Objective, Map 13.1 Land Use Zoning Objective and
in Section 12.2.5 KDAS. | am satisfied that the roads objective is met. The link street
will provide for improved and safer access to the GAA grounds and to an adjoining
residential estate and on this basis. The planning authority raise no issues in relation
to the proposed development and the land use zoning objectives for the area. Given
the foregoing, 1 am of the opinion that the proposed development cannot be

considered to materially contravene the Development Plan in relation to the
of land and permission could be granted subject to the other consideratj

assessments below.

Density

The proposed development comprises 192 residential units

of 5.5 hectares
P identifies that
velopment in the order

(net) with a resulting density of 35 units per hectare. Th
KDAS is likely to accommodate medium density residdatia
of 30 — 35 units per hectare. The planning authorithaotelthat the proposed

development will not exceed this target and @; that a residential density of 35

units per hectare is acceptable and in agcord® e/ h the statutory plan. Observers

see the proposed density of 35 uni ctare and the total number of units for the

site as being more than the corg of the development plan sets out for Clane.
Specifically, observers m that the residential density for the site should
d iyt 3

units per hectare. This matter is addressed under

be 30 units per hectare
section 10.3 of my p% 90 e detail under the material contravention statement
prepared by th %

Residenti e@ not to be confused with the overall target unit number for Clane
W9 the LAP and altered by Variation 1 in relation to the core sirategy.
introduces a degree of flexibility in to the residential density targets
for ecause of the proximity of the site to the town centre. The LAP goes on to
suggest that where the quality of the design and layout is particularly high, higher
densities may be appropriate. This is such a case where the quality of urban design

and the achievement of other LAP objectives such as a link street result in a
residential density of 35 units per hectare, within the range planned for.
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10.2.4. Policy at national and regional level encourages higher densities in appropriate
locations. The National Planning Framework (NPF) 2018 promotes the principle of
‘compact growth'. Of relevance, are objectives 27, 33 and 35 of the NPF which
prioritise the provision of new homes at locations that can support sustainable
development, encouraging increased densities in settlements where appropriate.
Section 28 guidance, including the Sustainable Residential Development Guidelines
2009, the Urban Development and Building Height Guidelines 2018, and the
Sustainable Urban Housing Design Standards for New Apartments Guidelines 2
(updated 2020), all assist in determining appropriate densities.

10.2.5. The site is a greenfield site located close to the centre of Clane and clo
educational and sporting facilities along the Prosperous Road. The
walking distance of bus stops on Main Street and Dublin Road
Dublin, Nass, Maynooth, Blanchardstown, Athy, Kilkenny, Mullifgar ajd Portlacise.
The applicant's statement of consistency highlights the fact site is well
located sequentially and that development on the wgsterrhgidprof Clane will

is guidance is reflected in Table

rebalance new growth, which has been focuse ern and eastern sides of

settlement. Guidelines on Sustainable Reside alopment in Urban Areas

4.2 of the County Development Plans d a population of 7,280 persons in
5,000 persons, such as Clane, fall within

2016. Settlements with a popula %. ! ) ,
the City and Large Town caidgo dér the Sustainable Residential Development

es idelines state that net densities of 35-50

Guidelines. Section 5.1 -
dwellings per hectar. 2nerally be encouraged on outer suburban / greenfield
sites and that d ss than 30 dwellings per hectare should generally be

discouraged4mifyintefests of land efficiency. The proposed density of 35 dwellings

per hect )} within this density range. in addition, | note Circular Letter: NRUP
02/ tes net densities of 30-35 dwellings per hectare may be regarded as
accep n certain large town contexts and net densities of less than 30 dwellings

per hectare, although generally discouraged, are not precluded in large town
locations. In this respect, the circular recommends discretion in the application and
assessment of residential density at the periphery of large towns, particularly at the
edges of towns in a rural context.
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10.2.6. The Urban Development and Building Height Guidelines (2018) state that increased

10.2.7.

building height and density will have a critical role to play in addressing the delivery
of more compact growth in urban areas. The guidelines caution that due regard must
be given to the locational context, to the availability of public transport services and
to the availability of other associated infrastructure required to underpin sustainable
residential communities. Building height is not a feature of the proposed
development, but density considerations are. The Sustainable Urban Housing

Design Standards for New Apartment Guidelines (2018 and updated 2020) S
this issue in more detail by defining the types of location in cities and tow y
be suitable for increased densities, with a focus on the accessibility ofdhe)sit

public transport and proximity to citytown/local centres or employ lo ns. ltis
my view that, given the site’s distance from a principal town o a ntre,
centre of employment and high frequency public transport t i is located in a

‘Peripheral and / or Less Accessible Urban. The State sistency notes the

peripheral and / or less accessible location. The guidkli stéte that such locations
are generally suitable for limited, very small-sc. ighe) density development that

may wholly comprise apartments, or reside SQVEIUPpment of any scale that will
include a minority of apartments at low-medgn(@@nsities {will vary, but broadly less

of the density, given the nal context of the site and the leve| of public transport

and other services | (@s highlighted in submissions) { am of the view that
development at thé Bye™erd of the density range detailed in the Sustainable

Residential Ddlelopme Guidelines is acceptable. | consider that the proposed

density o wigs per hectare represents a reasonable density, that this density
i the provisions of the Local Area Plan and acceptable by reference
planning policy. Residential densities of 30 dwellings per hectare or

P suggested in observer's submissions, would not be appropriate af this
location, given the indication in recent national planning policy as set out in relevant
guidelines that increased densities and a more compact urban form is required within
urban areas.
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10.2.8.

10.2.9.

10.2.10.

The proposed density of 35 units per hectare is in line with national guidance and the
Local Area Plan and therefore not a material contravention of the relevant statutory
plan. | am satisfied that the site is well placed to accommodate growth given its
proximity to Clane Town Centre and to retail, sporting and educational facilities. In
terms of the density, given the locational context of the site and the level of public
fransport and other services in the area | am of the view that development at the
lower end of the density range detailed in the Sustainable Residential Development
Guidelines is acceptable. | consider that the proposed density of 35 dwellings pe
hectare represents a reasonable density, and that this density is consistent
provisions of the Local Area Pian and acceptable by reference to nation
policy. The matter of residential density and the salutatory plan is de

greater detail under the Material Contravention section of my re
consider that the proposed development does not materially co e

plan. v
Core Strategy
The core strategy of the development plan ha@. ariation No. 1 to the

Kildare County Development Plan (June 2020 pted in order to address
as a Town under Variation No. 1 with

the statutory

objectives of the RSES. Clane is recl
the stated function to provide “lo ar¥ice and employment functions in close
proximity to higher order urb % A

County Kildare under the NP Clane has been allocated a housing target of
145 units over the pegi 23 (remaining plan period). The proportion of the
County's growth aliocatgd Clane remains at 2.4%. Observers are concermned that
the proposed d@velopinént would materially contravene the statutory plan and raise

ising from a reduced growth target for

many iSSMes rdevelopment of the site would bring to Clane.
I

ect to some 50 units in this application, the planning authority see
that t e strategy as it refers to Clane would be breached and recommend their
omission or phased construction until 2023. The planning authority are not
concerned about any material contravention of the core strategy if the proposal is
reduced or phased by 50 units in order to fit below the 145 unit cap for Ciane. This
view from the planning authority appears in the context of other permissions, either

granted or under judicial review at this time, in the Clane area.
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10.2.11. The applicant identifies that the proposed development of 192 units may

10.3.

10.3.1.

materially contravene the core strategy as it relates to the County Development Plan
and Clane LAP. To address deficiencies in a previous planning application, the
applicant has prepared a material contravention statement to address this matter. |
assess this matter and others to do with any material contravention of the statutory
plan under section 10.3 Material Contravention, section of my report.

Principle of Development Conclusion

The proposed development will deliver housing, a childcare facility, n e

proposed development de novo, and on the merits of the appli
Board now. The matter of the core strategy and other is
under the material contravention statement section & y fgport below. On the whole
I am satisfied that the residential development as Ws prdposed is entirely suitable at

this location from a land use perspective.
Material Contravention

Introduction

r——— T

The applicant has prepared @ contravention statement that addresses the
possibility that the prop velopment could materially contravene the core
strategy, residential % d residential density of the Kildare County
Development PI % e Local Area Plan. The applicant sets out that the
proposed developmentivhen taken into consideration with other developments in
Clane wglld m ly contravene the housing aliocation for Clane (Table 3.3) and
Poli ﬁi Kildare County Development Plan 2017-2023, as varied and

S jective and Policy CS1 of the Clane Local Area Plan 2017-2023, which
seeks Walign the LAP with the housing allocation and core strategy and settiement
strategy of the KCDP. As a consequerce the proposed development would

materially contravene the estimated residential capacity and density of 158 units at
30 units per hectare in KDA 5, detailed in Table 4.1 of the Clane Local Area Plan

2017-2023.
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10.3.2.

10.3.3.

10.3.4.

The proposition is that the proposed development would materially contravene the
relevant plans with respect to Core Strategy and Capacity/Density, and | address

each of these elements below.

Core Strategy — The Kildare County Development Plan 2017 — 2023 was varied to
take account of the publication of the National Planning Framework (NPF), the
Eastern and Midiand Region Spatial and Economic Strategy (RSES) and revised
population projections. in the context of Clane, it is now designated as a town in
which the dwelling target for the period 2020-2023 is 145 units. There has bee
permission for a large housing scheme in Clane already, but this occurred t
Variation 1 of the development plan. The proposed development subje

current application will deliver 192 units and in simple terms, such ggro al Would
surpass that allowed for during the remainder of the plan periog~The ing
authority note this and recommend that 50 units are either omitt®d or held back from
occupation until after 2023, when a new plan and revisgd t e devised. In my
view this approach does not appear to take into accpunt permpission for multiple units

that could also go ahead. In Clane the followin e ng schemes are relevant:

o ABP-304632-19 — 366 units {permissio prior to Variation 1)

e ABP-308943-20 — 333 units ( is8ion granted, on judicial review according

to the applicant)

» ABP-309367-21 - Qt@cided)
Observers also note thdt t p of 145 units placed on Clane would be
breached by the d 0%6 proposal. it is my view that the core strategy target for

ris eing exceeded. To take the subject application in

4 units proposed on other sites within Clane (ABP-308943-20
1) would result in a total of 616 additional units which is above the
- % 1y allocation for this settlement. in the event that a decision to grant
permis for the 333 units proposed under ABP-308943-20 legally stands and / or

the 81 units proposed under ABP-309367-21 is granted prior to a decision being
made on the subject application, the proposed development would simply exceed

Clane is alreadyl at

the Core Strategy aliocation for Clane.

The proposed development is situated on zoned lands, is well positioned relative to
the settlement core, social and community services and transport services in Clane
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and adheres to the medium density range envisaged for these lands under the LAP.

I note the cornments made by the planning authority in relation to the core strategy
and the recommendation to pause a proportion of the development until after 2023. If
a phased approach were applied to the proposed development, it could theoretically
satisfy and meet the dwellings target for the period 2020-2023 in the County
Development Pian. However, it would be meaningless if other applications in Clane
return from the courts with permissions, such as ABP-308943-20 for 333 units {also
subject to Judicial Review according to the applicant’s understanding). However

setfing aside legal matters, | have to be satisfied that the proposed developp
192 units that would in all likelihood go over the core strategy allocation

clubs, schools (primary and secondary), shops and ma

commercial enterprises. The development will provide ne ¢ realm and be well
connected 1o all these services and facilities. | ansatis at the resuiting
contravention of the dwelfings target for Cla 0 uch significance that its
impact will be felt negatively, in terms of tra nce and this is demonstrated

by the TTA submitted by the applicant!
that the Nationa! Planning Frame seeks balanced regional growth, the
e need to avoid urban sprawl, the

promotion of compact develop %
emphasis is on the devel efagfldnds linked to existing infrastructure to ensure

sustainable developm, ﬂy D ind, though the proposal would materially breech

the dwelling targe s for Clane, such a breach is warranted given the

om the perspective of national policy, | note

necessity to mget hou demand and national policy in relation to housing delivery
on servic Fipally, | note the planning authority’s willingness to phase the
develo il after 2023, when new housing unit calculations will inevitably be

e Preparation of a new plan for Clane. This reinforces my point of view

is is the right location for new housing in Clane at the right quantum and
efficient residential density. Finally, | note that as any permission on this case will not
be operable until 2022. As such even if no phasing was required by condition, the
construction of 192 units would not in practice be completed and ready for
occupation until 2023, at the earliest.
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10.3.5.

10.3.6.

10.3.7.

10.3.8.

Residential Capacity/Density — The proposed development provides a net density
of 35 units per hectare (net site area of 5.5 hectares) and this could materially
contravene Table 4.1 of the Clane LAP. The LAP (table 4.1) estimates a density for
KDA 5 of 30 units per hectare and that there is residential capacity of 158 units at
this location, the provision of 192 units would surpass this capacity estimate.
However, the key development area of Millicent is refined within section 12.2.5 of the
LAP and this states that is likely to accommodate medium density residential
development in the order of 30 — 35 units per hectare. Specifically, the LAP stat

that the KDA is likely to accommodate medium density residential develop t

the order of 30 — 35 units per hectare. Given the proximity of the site to

centre, where the quality of the design and layout is particularly high, higger
densities may be appropriate.

in the Teésidential density range for the

materially contravene the statutory plan in ter alling target and capacity,

however, the proposed development is

area.

The proposed density of 35 unitc re is in line with national guidance and the
Local Area Plan and there m%p aaterial contravention of the relevant statutory
plan. However, table 4. { 0 estimates a residenfial capacity of 158 units in
compliance with t gy of the county development plan and this conflicts
with the guidande in reJal®n to density articulated in the LAP. Thus, the proposed
developm travene table 4.1 of the LAP in relation to estimated
residential and this is in the context of inconsistencies between the plan

sidential capacity and residential density.

Material Zontravention Conciusion

In summary, the proposed development will materially contravene the core strategy
of the County Development Plan by the provision of 192 units for Clane where the
dwellings target for 2020-2023 is 145 units, table 3.3 and Policy SS1 of the Kildare
County Development Plan refer. In addition, the proposed development would
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materially contravene the estimated residential capacity of 158 units for KDA 5
detailed in table 4.1 of the Clane LAP 2017-2023. The proposed development would
not materially contravene the residential range of 30-35 units per hectare for KDA 5,
however there is a conflicting estimated range of 30 units per hectare detailed in
table 4.1 of the LAP, and this causes the potential for material contravention, when it
may not be.

Material Contravention Legislation

10.3.9. Section 9(6)(a) of the Planning and Development (Housing) and Residential

contravenes materially the development plan or local area pl g tO the area

concerned.
10.3.10. Paragraph (b) of same states ‘The Board sha no%permission under
paragraph (a) where the proposed development _gr a part #f it, contravenes

materially the development plan or local are ifig to the area concerned, in
relation to the zoning of the land'. @
16.3.11. Paragraph (c) states ‘Where the Pproposed strategic housing development
would materially contravene the dev t plan or local area plan, as the case
may be, other than in relation @ oring of the land, then the Board may oniy
grant permission in accoraﬁ paragraph {a) where it considers that, if section

37(2){(b} of the Act of L0 o apply, it would grant pemission for the proposed

development’.

() the proposed development is of strategic or national importance,

(if) there are confiicting objectives in the development plan or the objectives are
not clearly stated, insofar as the proposed development is concerned, or
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{iii) permission for the proposed development should be granted having regard
to regional spatial and economic strategy for the area, guidefines under section
28, palicy directives under section 29, the statutory obligations of any local
authonily in the area, and any relevant policy of the Government, the Minister or

any Minister of the Government, or

(iv) permission for the proposed development should be granted having regard
to the pattern of development, and permissions granted, in the area since the

making of the development plan.

10.3.13. Should the Board be minded to invoke Article 37(2)(b) in relation tg
current proposal, | consider that they can do so, having regard to the rafgva

contained therein, and as set out below.

10.3.14. fn relation to section 37{2)(b)(i), the matter of strategic importance,

the current application has been lodged under the Strategi s’legislation and
he §ontext of Clane overall,

comprises a significant amount of housing units (192)
in order to meet the housing need of the area, an progosal could therefore be

considered to be strategic in nature. Given th ion within Key
Development Area 5 of the Clane L.ocal Area F  nes pplication site has the

he Government's policy to increase

potential to contribute to the achieve
delivery of housing from its curreptgd@csupply as set out in Rebuilding Ireland
Action Plan for Housing and oess issued in July 2016.

10.3.15. In refation to sectj 7 Xii}, the matter of conflicting objectives in the
development plan, Lgote®Mat thble 4.1 of the Clane Local Area Plan 2017-2023
estimates densi rh e of 30 units, but detailed guidance under section 12.2.5
KDA 5 — Milli tatgs the KDA is likely to accommodate medium density

ment in the order of 30 — 35 units per hectare. The proposed

ifl deliver 35 units per hectare, and this would meet with the

9
requi s of detailed advice in the LAP for KDA 5. However, table 4.1 of the LAP
bases tdrgets around the potential for 30 units per hectare, which of course the

proposed development would materially contravene. The Board may wish to note
this confusing discrepancy as it refers to residential density and consider a material
contravention of the plan based on table 4.1 or discount any material contravention
of the plan if relying on the detailed guidance provided for KDA 5. The statutory plan
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contains conflicting objectives for the area, | recommend the Board invoke section
37(2)(b)(ii) of the Act in this instance.

10.3.16. In relation to section 37(2)(b){iii), in terms of relevant government policy, }
note government policies as set out in the National Planning Framework, specifically:

NPO 3a: is that 40% of new homes would be within the footprint of existing
settlements.

NPO 4: Ensure the creation of attractive, liveable, well designed, high quality

urban places that are home to diverse and integrated communities tha
high quality of life and well-being.

NPO 13: In urban areas, planning and related standards, inc

particular, height and car parking will be based on perfo
seek to achieve well-designed high quality outcomes i @ S chieve
targeted growth. These standards will be subject t oT tolerance that
enables alternative solutions to be proposed to@chigye stated outcomes,

provided public safety is not compromised the\eriVironment is suitably

protected. &
In terms of regional planning guidelinessfor t » 1 note that the Eastern &

Midland Regional Assembly — Regi atial & Economic Strategy 2019-2031
seeks to promote compact urb ; targets of at least 50% of all new homes to

be built, to be within or contj he existing built up area of Dublin city and
suburbs and a target of ’I% o for other urban areas. With respecit to the
[

Sustainable Residepti ment in Urban Areas (in particular Chapter 5 and 6

and the accom I n Design Manual) and the Sustainable urban housing:
Design Stand@ w Apartments (in particular Section 2.4). These guidelines

Objectives which support the delivery of residential development

and polig€so
in ag | Q0T cations through the promotion of appropriate scale and density. The

didevelopment is located on a serviced site identified as Key Development

the Clane Local Area Plan 2017-2023, contiguous to the town which
promotes compact urban form through the use of an appropriate quantum of
development, density range and height, consistent with these objectives. Having
regard to the provisions of Section 37(2)(b)(iii), it is justified, in my opinion, to

ABP-310892-21 Inspector’'s Report Page 31 of 94



contravene the Kildare County Deveiopment Plan 2017-2023 in relation to core
strategy and the quantum of development proposed.

10.3.17. in relation to the pattemn of development/permissions granted in the area since
the adoption of the Development Plan and the Local Area Plan where the quantum
of development proposed exceeded that envisaged in the statutory plan, | am aware
of recent planning permissions for strategic housing granted in the wider area. For
example: ABP-308943-20 for 333 units and ABP-304632-19 for 366 units. However,
| am uncertain of the legal standing of a permission for 333 units (ABP-308943
refers) and 366 units the subject of ABP-3046832-18 were granted prior to t
adoption of Variation 1 of the County Development Plan. Even though the

proposal is similar in design and layout terms to recently permitted ggv t and
broadly meets with the planned objectives for the area |1 am un in
reflied upon and so | do not recommend the use of section 37(2Jt0)(iv)of the Actin

this instance.

10.3.18. Section 37(2)(b) of the 2000 Act sets out fo riter allow the Board to
consider permitting a development that poses ontravention of the
operative plan other than in relation to the zon Iand Should the Board be

minded to initiate the material contravention procedure, as it relates to Development

10.3.19. [ am of the opigai ifen its zoning, the delivery of residential
development on |o%ated and serviced site, in a compact form comprising
well-designe diun) density housing units and low rise duplex apartments would

‘cies and intended outcomes of current Government policy.

The sdered to be located in an accessible location; it is within easy
walki ance of public transport in an existing serviced area. The proposal seeks
to widen’the housing mix within the general area and would improve the extent to

which it meets the various housing needs of the community. The principle of medium
residential densities and a quantum of development greater than planned for is
considerad acceptable. | consider that the proposal does not represent over-
development of the site and is acceptable in principle on these lands.
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10.4.
10.4.1.

10.4.2.

10.4.3.

Layout Design

The site comprises a large agricultural field currently in use for arable crops. There is
a lengthy frontage along Millicent Road, this boundary is a combination of post and
rail fencing and some hedgerow. The site is more or less level with Millicent Road
and rises very slightly back across the whole field. The southern boundary of the site
is not defined, and the south western portion backs on to a wooded area and a
flooded quarry beyond. The northern boundary of the site comprises a mature
hedgerow and a residence. The site also includes a wide linear access way
northward to the Prosperous Road and finally a ball court associated with

neighbouring GAA grounds. The scheme is split into three character
defined by different brick finishes and either all conventional housi
combination of duplex apartments and houses.

The site is large and broadly square shaped and is defined ceptral spine street

to satisfy an objective for a link road from Prosperous R llicent Road within
%
defines the entire development and provides for t logally important junction

KDAS, to be completed as integrat part of developme central spine street

improvements. Firstly, the entrance to the b will be closed off to vehicular
traffic and will use the new street junctign on osperous Road and a dedicated
new junction form the proposed spj . The termination of the new spine sirest
will provide a new and improv@ht: nvironment at Millicent Road and

Hemingway Park. The roadvhi is well defined with six interconnected local

streets off the spine sie trian and cycle facilities are intertwined with the

street network in a log Shion and | am satisfied that the street layout is logicatly
planned and t ecQQigrarchy is satisfactory.

Open spa prgvided throughout the scheme, with three large areas well
define lly distributed throughout the site. There are numerous pocket

th¥linear green spaces enlivened with planting. Other public open spaces
are 10yng’at the margins and are more of a visual amenity together with buffer space

for tree retention at the edges and are to some degree also usable spaces. A very
long linear open spaces is to be found along the central spine street as it connects
with Prosperous Road and this is acceptable.
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10.4.4.

10.4.5.

10.5.
10.5.1.

10.5.2.

Houses and apartments are designed to front onto or provide views across open
space and streets. The only area not directly overlooked will be the access street
from Prosperous Road, however, this portion of the street will pass alongside the
GAA grounds and car park. | am satisfied that there will be sufficient passing traffic
and pedestrian footfall along this stretch of road to ensure acceptable levels of

safety.

and the provision of taller buildings and greater massing along the
to Millicent Road is logical. | am satisfied that the design appro

this site is acceptable for this site and this location.

Residential Amenity

As with any residential scheme, large or small, th idenfial amenities offered to

future occupants and the preservation and prg @-.
ext, &1,/ W¥sess the proposed

of existing residential amenities

is a very strong consideration. In this co
"B, | apply the relevant standards as

development as it refers to future oc
outlined in section 28 guidelines 9f the Sustainable Urban Housing: Design
Standards for New Apartme ith respect to the residential amenity for

future residents (proposechiesiigntial amenity standards), the planning authority
raise no issues with rag design of the scheme in terms of residential

amenity. Observem,aréigo oncerned about the residential amenity aspects of the

ame

Proposed Residential Amenity Standards - Future Residents (houses)

The applicant has submitted a Schedule of Accommodation and Housing Quality
Assessment, that outlines the floor areas associated with the proposed dwellings
and apartments. There are no section 28 guidelines issued by the minister with
regard to the minimum standards in the design and provision of floor space with
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10.5.3.

10.5.4.

regard to conventional dwelling houses. However, best practice guidelines have
been produced by the Department of the Environment, entitied Quality Housing for
Sustainable Communities. Table 5.1 of the best practice guidelines sets out the
target space provision for family dwellings. In all cases, the applicant has provided
internal living accommodation that exceeds the best practice guidelines. According
to the Schedule of Accommodation submitted by the appiication, all house types
significantly exceed the relevant floor areas advised. In nearly all cases, over 22
metres separation distance between opposing first floor windows has been provided

and in some cases, more. In locations where the gable ends of some house @
are closer, bathroom windows are provided with obscured glazed, and

satisfactory.

In terms of private open space, garden depths are mostly provj a imum of
11 metres and according to the schedule provided by the agli rgsult in between
60 up to 90 sqm across all house types. A very small n er r garden depths

are as low as 7 metres but are associated with largefcorn¥f sites and result in good
but irregularly shaped rear gardens with side ar@al of these cases where
garden depths are quite shallow, there are wideMpart®fo the rear garden that extend
up to 11 metres. In general, the rear ga deed with dwellings vary in shape

and area and provide in excess of 60 sgk in most cases, the minimum sought by

Future Residents (

The proposed loPgent includes 78 apartments that comprises six buildings of
three stor ockg A-F) located at the centre of the scheme and along Millicent

Road. are located close or adjacent to public open spaces and are
pri | eir own private amenity spaces in the form of terraces and balconies.
The inable Urban Housing: Design Standards for New Apartments 2020 has a

bearing on design and the minimum floor areas associated with the apartments. In
this context, the guidelines set out Specific Pianning Policy Requirements (SPPRs)
that must be complied with. The apartments are arranged in a duplex format no more
than three storeys in height. The applicant states that all of the apartments exceed
the minimum area standard. The applicant has also submitted a Schedule of
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10.5.5.

10.5.6.

Accommodation and Housing Quality Assessment, that outlines a full schedule of
apartment sizes, that indicates proposed floor areas and required minima. In
summary, it is stated that all apariments exceed the minimum floor area requirement
by more than 10%, all units are described as dual aspect and all baicony/patio areas
meet minimum requirements. | have intetrogated the schedule of floor areas
presented by the applicant and found these figures to be accurate. | am satisfied that
the dual aspect design advanced by the applicant is acceptable and will provide
satisfactory apartment units with adequate outlook and private amenity spaces

a satisfactory size.

Dwelling Mix - The overall development provides 10 one bed units (5.2%
bed units (20.8%), 111 three bed units (57.8%) and 31 four bed unj
amount of one bed units is significantly below the upward amo f
in the guidelines, with 5.2% of the total proposed development &S'on bed units. In
my opinion the introduction of one, two and some three,be its will satisfy the
desirability of providing for a range of dwelling typeg/siz h3ving regard to the

character of and existing mix of dwelling types | pecific Planning Policy
Requirement 1 is therefore met.

Apartment Design Standards - Under th artment Guidelines, the minimum gross
e 45 sq.m, the standard for 2 bedroom
ard for a 2 bedroom (four-person)

lowed for

floor area (GFA) for a 1 bedroom apa

apartment (3-person) is 63 sq.
apartment is 73 sq.m, whil w(im GFA for a 3 bedroom apartment is 90

sq.m, Appendix 1 Requfredgdinipfum Fioor Areas and Standards of the Apartment
ph states that this has been achieved in all cases and
the Housing Quality Assessment (HQA) for apartments

Guidelines refer. T

the proposed apartments are therefore in excess of the minimum floor area
standards (SPPR 3), with none close to the minimum requirements. Given, that all
apariments comprise floor areas in excess of the minimum, | am satisfied that the
necessary standards have been achieved and exceeded. | am satisfied that the
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internal layout and floor areas of the apartments are satisfactory from a residential
amenity perspective, SPPR 3 of the guidelines is met.

10.5.7. Dual Aspect Ratios — The applicant points out that all units are dual aspect. Given
the overall design of units proposed, a combination of conventiona! houses and
duplex units on large floorplans, | can see that it has been relatively easy to provide
dual aspect across all dwelling types, SPPR 4 of the guidelines is met.

10.5.8. Floor to ceiling height — the duplex apartment drawings that accompany the
application show that floor to ceiling heights of 2.825 metres are provided at
level and 2.7 mefres at upper levels. This is acceptable and in accordan
SPPR 5 of the guidelines.

10.5.9. Lift and stair cores — there are no stair or lift cores, SPPR 6 of th P is not
relevant in relation to the duplex form of apartment unit prop

10.5.10. Internal storage space is provided for all apartm at iimum of 3.4 sqm

and up to 8.3 sgm in some cases, with additional atfi sto or the two storey

units. Private amenity spaces exceed the mini areayrequired by the Apartment

Guidelines (5 sqm for a one-bed, 7 sqm for Wb it and 9 sqm for a three bed
unit). Public open spaces are evenly distrib % ghout the scheme with no unit

further than a short walk away. The dés

takes into account security
rveillance and accessibility to amenity
rovided as part of the overall scheme and

0y

comply with the advice e% eCtions 3 and 4 of the Apartment Guidelines.
10.5.11. Building Lifegy - | note that the Apartment Guidelines, under section

6.13, require theaprePgration of a building lifecycle report regarding the long-term

ance and management of apartments. A condition requiring the constitution
of an owners’ management company should be attached to any grant of permission.

10.5.12. Overlooking/Privacy - The planning authority have no concerns with regard to
issues of privacy and overlooking in the proposed scheme. For the most part the
proposed development is well spread out and there should be no adverse impacts
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from potential loss of privacy or overlooking. There are two locations where opposing
upper floor windows could cause an issue. Firstly, at the gap between blocks C and
D, where gable wall secondary windows are located approximately 6 metres away
from each other across a pedestrian footpath. At ground floor these windows allow
good supervision of the space beyond, | do not recommend obscured glazing to be
necessary. However, windows at upper floor levels provide a tertiary aspect and
these windows should be fitted with obscured glazing panels.

10.5.13. The second area where there is a marginal possibility of overlooking is
located between duplex block A and house type C1 to the north. The intery,

distance between the gable of block A and house type C1 is approxim
metres across a footpath and wide landscaped area. House type C
have a dua! frontage with the eastern elevation facing on to Miljicent
advantageous aspect as it provides good passive surveillance key pedestrian
access to the site from Clane Village to the north. { am gati the distance
between block A and house type C1 is sufficient, and | doynorecommend the

removal of house type C1 on plots 13 and 14 0 t to upper floor windows
to duplex block A. @

10.5.14. Overshadowing/sunlight/daylight = ®pservers and the planning authority have

not queried the lack of a daylight, sunl
with the application. The propos %

conventional dwelling hou o/duplex apartment blocks no greater than three
storeys in height. The oYer; youit allows for generous separation distances
between buildings Il ugit€ are dual aspect with many units enjoying a third
aspect on gablejwalls. e that section 3.16 of the Apariment Guidelines discusses

overshadowing assessment submitted
ment comprises a combination of

tates dual-aspect apartments, as well as maximising the
ht, also provide for cross ventilation and should be provided

The proposed development provides just such a scenario where access to sunlight
has been maximised in all cases through dual and triple aspect units. | note that

section 3.2 development management criteria under the Building Height Guidelines
(SPPR 3) refers to considerations on daylight and overshadowing. There are no tall
buildings proposed in the scheme and so SPPR3 is not refevant in this instance. In
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addition, | note that the Kildare County Development Plan under section 17.2.5
refers to the use of BRE Guidelines in relation to site layout and planning where
significant height is proposed close to existing development, this is not such a case. }
find that the low-rise form, low scale massing and minimal three storey height of the
proposed development is carefully modulated so as to maximise access to natural
daylight, ventilation and views and minimises any overshadowing and loss of light.
The requirement for a specific sunlight/daylight and overshadowing analysis for this
development is neither warranted nor useful in this instance. | am satisfied tha

is no requirement under the relevant guidelines to prepare such an analysis

is clear that a conventional housing and duplex apartment scheme wit
distances between opposing first floor windows of greater than 22 pGtreSNp the vast
majority of cases would clearly allow excellent levels of dayligh i penetrate
habitable rooms and amenity spaces.

Existing Residential Amenity
10.5.15, I note that a number of observers have raised don s apout the overall

development in terms of its density, quantum g

apd traffic impacts. These are

matters dealt with elsewhere in this report. § er, there are no specific concerns

from observers in relation to how the poset™€velopment impacts directly on the

residential amenity associated wit i n properties. The planning authority raise
no particular concern with reg he development interacts with its
neighbours,

10.5.16. The proposed
field south of Cla ifag nire. There is a single residential property directly to
the north of thgsite, o others located across a private laneway. These three

tedl in excess of 22 metres from the rear elevations of proposed

t will be constructed on a very large agricultural

S, across intervening rear gardens and a mature hedgerow. 1 do not

issues from overlooking, overbearing appearance or overshadowing

e distances involved are so great. To the south along Millicent Road is a
bungalow set on a large garden plot behind a mature hedgerow with the gable end of
& two storey house set 15 metres nonthward, as above | anticipate no adverse
residential amenity impacts at all. Lastly, across Millicent Road is located a relatively
new development of semidetached and terraced houses, Hemingway Park. Given
that over 25 metres separates the front elevation of houses at Hemingway Park and
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10.5.17. Given the foregoing, the reports and drawings prepared

10.6.
10.6.1.

10.6.2.

proposed duplexes and a semidetached house across a public road, footpath and
wide verge, | anticipate no adverse residential impacts of any type at this location. 1
find that there will be no adverse impacts in terms of overlooking and loss of privacy
and this is due to the separation distances involved and the suburban context of the
site. Neither does overbearing impact become a concern because along the site’s
northern and eastern boundary development has been designed to mirror what
already exists across the street. Contextual elevations submitted with the application

illustrate these points. Finally, because of the separation distances involved an
retention of mature hedgerow boundaries, any losses to daylight, direct sunlj @
effects from overshadowing to existing residences are outside the scop %
guidance that states such cases needn't be analysed. The proposed,lay@gyt a

design of the development is acceptable without amendment.

heJapplicant and

the views and observations expressed by the planning aut d observers, | am
satisfied that the proposed development will providgtan dece ble level of

residential amenity for future occupants, subjeg! r alterations |

-

the residential amenities of nearby propéijes and will enhance the residential

recommend. In addition, the proposed develo s been designed to preserve

amenities associated with the existi in the area.

Traffic and Transport

The proposed developmght of 492 welling units will gain vehicular access directly
from Millicent Road I link street through to the Prosperous Road to the
north. The devel efwilFprovide junction improvements at Millicent Road and

Hemingway Palk togejhér with a dedicated entrance to the GAA grounds and a new
junction {efthy, P erous Road. A total of 340 car parking spaces and 160 bicycle
spac ded. The planning authority are broadly satisfied with these access
arra ts and recommend some technical adjustments should permission be
granted? Observers are very concerned about the existing traffic situation in Clane,
the lack of useful public transport and that the proposed development would promote

more car journeys.

in detail, the proposed development includes a Link Street from the R403
Prosperous Road to the [-2004 Millicent Road. A priority controlled junction is
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10.6.3.

10.6.4.

proposed onto the R403 Prosperous Road and a four arm signalised junction is
proposed at the Millicent Road L-2004. The link also includes a new access into the
GAA Club and it is proposed to decommission the existing GAA access from the
R403. The Link Street is a strategic connection that is identified in the LAP (Table
8.1, Map 8.1 and Map 13.1 refers). Dedicated pedestrian and cycle facilities are
provided along the street and along the eastem side of the Millicent Road. | am
satisfied that the street will enhance the urban street network within Clane and that it
is in accordance with DMURS. | recommend that detailed design drawings for the
junctions and safety audits are submitted to the PA for agreement prior to

commencement of works,

Parking - The proposed development includes a total of 340 car p S s, 228
1s

spaces for the 114 houses, 101 spaces for the 78 duplex unit ces for the
créche. Table 17.9 of the Kildare County Development Pla ar parking
standards for the county. The standards are 2 spaces p uSe”1.25 spaces per
apartment and in the case of a créche 1 space per nd 1 space per 10

children. This equates to a development plan req8§ t for 376 spaces. The CDP
ximurn standards. It also

W at certain sites setting out

criteria where this might arise and that Council reserves the right to alter the

requirements. The more recent pable Urban Housing Apartments Guidelines
2018 (updated 2020) suggest

Urban Locations’ such as’tiig (S¢

at at ‘Peripheral and / or Less Accessible
on 11.1 refers) that one car parking space per

apartment, together lement of visitor parking, such as one space for every

3-4 apartments refers) should generally be required.

The planning are satisfied that car parking arrangements are adequate but

note th d ansport and Public Safety Department of the Council
rec n at permission should be refused. The Roads Report refers o a
s car parking for duplex units (36 no. spaces) relative to the development

plan standard and states that this is contrary to Objective MTO4.1 of the local area
plan which relating to complying with the car parking standards in the development
plan. The Report states that the proposed development will result in an
endangerment of public safety due to (a) the direct frontage of residential
development and open space onto a 50 kph road and (b) the hazard arising from the
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10.6.5.

10.6.6.

reduced car parking provision and resulting unauthorised parking along a 50 kph
road. The Report also states that the location of car parking associated with houses
132 to 135 facing onto and accessing directly onto the L2004 Millicent Road (speed
limit 50 kph) represents an endangerment of public health by reason of traffic hazard
and an obstruction of road users. It is recommended that permission is refused on
this basis. The Report states that the seven road junctions proposed along the length
of the ‘Road Objective’ represents an impediment to the distributor road function and

capacity of the road.

The Design Manual for Urban Roads and Street is the relevant street desi

document for urban areas (within the 50 kph speed zone). Section 2.2 [efel§go’a
shift away from conventional roads based design solutions toward
integrated model of street design that incorporates elements of ign and

landscaping. Section 2.2.1 identifies connectivity, enclosure, actiVe frgntage and
pedestrian activity as key characteristics of sustainable urb bourhoods. | am
satisfied that the proposed roads layout is generallygn acbordahce with the principles
of DMURS. The provision of direct frontage on eet and Millicent Road is
consistent with DMURS guidance. | would ac the car parking spaces
associated with dwellings no. 132-135 h fimited visibility on approach from the
south due to the presence of a hedg the shared southern site boundary

that that this coupled with their ﬂ abthe edge of the built up area could result in
a traffic hazard. | recomme e _in-curtilage spaces are omitted and replaced

with a shared bay of up 6 6'po. Bgrallel parking spaces. This can be addressed by

condition. The use ff sets along the link street is also in keeping with the

traffic calming n@i iled in Section 4.4.7 of DMURS. While | accept that the

route may important traffic function within the Clane area, [ would not concur
with the Vi it should be designed as a distributor road and to cater for through

expense of creating an integrated street environment. This approach
would dgnifiish residential amenity within the scheme and contravene the guidance

set out in DMURS.
In relation to car parking, the proposed houses and créche meet the car parking
standard in Table 17.9 of the KCDP, while the duplex units meet the standards set

out in the Apartment Guidelines. | consider this approach to be reasonable and to be

in accordance with national guidance. | do not concur with the view that this would
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10.6.7.

10.6.8.

10.8.9.

be in contravention of Objective MTO4.1 of the Clane LAP or the KCDP standards.
The KCDP offers a level of flexibility in relation to the car parking standards set out in
Table 17.9. [ consider that the rate of provision overall would not represent a material
deviation from these standards.

A total of 160 bicycle parking spaces are proposed, a combination of long stay and
short stay spaces. 144 spaces are provided for the duplex units. The TTA states that
the level of provision is higher than the development plan standard (Table 17.10) and
that it represents a good compromise between the development pian standa

the standards set out in the Apartment Guidelines. | consider the approa

parking to be reasonable having regard to the site’s locational conte

Traffic Assessment - Observers have raised concerns in relatio ct of
traffic from the development on the local road network. The
accompanied by a Transportation Assessment. The methodd0gy Used in the
assessment is acceptable and generally in accordance H Traffic

Assessment Guidelines 2014 and the Institute of yYand Transportation

Guidelines for Traffic Impact Assessments. T ct gf the proposed development
on the signalised junction at the intersectio treet (R407) and Prosperous
Road (R403); on the priority controlleddlinctio Main Street (R407) and Millicent
Road and on the proposed junctio osperous Road (priority controlled) and
Millicent Road (signalised) is ¢ regy Traffic counts were undertaken at all four
locations in September 20 @eys reflect a pre-COVID situation and on this
basis are considered t Vi good indication of baseline traffic. Trip rates from
the proposed deve ajid for committed development in the Hemingway
development t e e calculated using the Tl approved TRICS Database. The

impact of diyefgions 3rising from the proposed Link Street is also considered. An

Openingf(e 21 and future years of 2026 (+5 years) and 2036 (+15 years) are
con
Preli analysis indicates that the proposed development would result in a slight

reduction of traffic volumes at the Prosperous Road / Main Street junction (2.2% am
peak and 4.25% pm peak) and at the Millicent Road / Main Street junction (1.32%
am peak and 2.59% pm peak). Detailed modelling was not undertaken for the
Prosperous Road / Main Street junction or the Millicent Road / Main Street junction
as the preliminary assessment indicated that the proposed development would not

ABP-310892-21 Inspector's Report Page 43 of 94



result in a material increase in traffic at these junctions (#5%). This approach is in
accordance with the Tl guidance. Detailed modelling of the proposed junctions onto
the R403 and L-2004 has been carried out. The assessment of both junctions
indicates that the junctions will operate with significant reserve capacity in all design
years modelled. | am satisfied that the submitted traffic assessment is robust and
that it accords with relevant national guidance. The assessment demonstrates that
the impact of the proposed development on the local traffic network would be

marginally positive.
10.6.10. Construction Traffic - The submitted Construction and Environment
t

Management Plan states that a detailed CEMP to inciude a Traffic Mangg
Plan will be submitted to the PA for agreement prior to the comme
development. | would note that the volume of traffic during con iormyll be fower

than that generated during the operational phase and that any impacts arising will be
I% »

temporary in nature. | am satisfied that impacts can begati addressed
through the implementation of a Traffic Managemg@T can be satisfactorily

addressed by way of condition.
10.6.11. Traffic and Transport Conclusion - The& voiced by observers with

regard to the general traffic scenario aroutd Clane is a much broader issue not

solved or exacerbated by the propaged\development. The proposed development

will increase permeability in e Village centre and provide safer crossing

opportunities for pedestriaps ey do not currently exist. On balance, the

proposed developme t%e at a well-served suburban location close to a

variety of amenitigg afW fawtities, such as schools, playing pitches and the

commercial!ret@e of the Village. Current public transport options are limited
Y,

to low fre c &ervices but these can only improve with increased densities

and p addition, there are good cycle and pedestrian facilities proposed

int€Mdevelopment and this should encourage other network improvements in the
area. TH¥ proposed development will add significant improvements to the public
realm in this respect. It is inevitable that traffic in all forms will increase as more
housing comes on stream. However, | am satisfied that most of the ingredients are in
place to encourage existing and future residents {0 increase modal shift away from
car use to more sustainable modes of transport and this can be achieved by the

preparation of a mobility management plan and car parking strategy.
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10.7. Infrastructure

10.7.1. The appiicant has prepared an Infrastructure Design Report and a Site Specific
Flood Risk Assessment, as well as detailed infrastructure drawings to support the
application. | deal with infrastructure aspects of the proposal such as drainage, flood
risk and water services over the following sections:

10.7.2. Drainage - The Infrastructure Design Report submitted with the application outlines
in detail the surface water management strategy proposed for the site. The report
explains that drainage ditches on the eastern side of the site were piped durj
construction of the foofpath along Millicent Rd by Kildare County Counci d =

ditch running along northem site boundary has been partially culve erally
takes the surface water runoff from the Prosperous Road. Appro mofa

1500mm diameter overflow culvert was constructed as part stream

Fiood Alleviation Works by Kildare County Council back in
the proposed access road before discharging back tg th
channel. It is proposed to discharge attenuated surfa r flows from the

proposed development to the Butterstream vig lvgrt under the access road.

The surface water management for the proposedSleyelopment is designed to comply

®
with the Greater Dublin Strategic Draip@ge StO8Y (GDSDS) policies and guidelines

and the requirerments of Kildare C ncil. The proposal includes SuDS and
surface water attenuation storg@ anning authority raise no objection t¢ the
proposed surface water a strategy subject to the attachment of
conditions that [ consi % a standard and technical nature.

10.7.3. | note that the subffyssi m IFl and a third party suggest that it would be
preferable if ofitfall waSitd an open watercourse channel as it will be more difficult to

identify poftti re outfal] is via a culvert. | consider that the risk of poliution from
adevelo tpf the nature proposed is relatively low {risk of hydrocarbons from

r rkig areas entering the system) and that the surface water system

inclu ufficient measures to remove potential pollutants (bypass interceptor).

10.7.4. Flood Risk — the applicant has prepared a site-specific Flood Risk Assessment, the
majority of the site is located in flood zone C, however, the proposed link strest
crosses an area identified as flood zone A and B. The Planning System and Flood
Risk Management — Guidelines classify residential development and emergency
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10.7.5.

10.7.6.

access / egress points as highly vuinerable development classes (Table 3.1) and
indicate that such development can only be considered in Flood Zone A or B, where
it meets the criteria of the Development Management Justification Test (in Chapter
5). A justification test has been carried out. The applicant’s report concludes that:

* Proposed residential development is appropriate for the site’s flood zone
category.
« The sequential approach outlined in Planning System and Flood Risk

Management Guidelines has been adhered to.

* A conservative approach has been undertaken even though the
the proposed site including all residential dwellings was foung to Bg.in Plood
Zone C.

e The proposed Link Street passed the Justification Tgst in gccetdance with
Box 5.1 of the Guidelines.

e Compensatory flood storage is provided fo min®r extent of existing 1%
AEP displaced by the Link Street at th ¢ Road end.
o The proposed development will incred un-ofF rates when compared

with the existing site and sati quirement of the SSFRA to not

increase flooding. Q
s The proposed devel& nsidered to have the required level of flood
u

protection up to g the 1% AEP storm event.

| am satisfied on t ) e submitted information and in particular the SSFRA
that the propos@l ment passes the Development Management Justification
Test and =) of residual risk to the proposed development from flooding is
low, haai to the location of the dwellings, creche and open spaces within
(low risk). | am satisfied having regard to the proposal to provide
compengtory storage that there would be no increase in flood risk at other

locations. While a section of the proposed access road is within Flood A/B | am
satisfied that there is an alternative access route into the site in the event of a flood

event.

Water Services — The site can be facilitated by water services infrastructure and the
planning authority and Irish Water have confirmed this. In this respect, IW have
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10.7.7.

10.7.8.

10.8.
10.8.1.

stated that wastewater services upgrade works are required; a project is underway to
relieve capacity constraints in Clane (Upper Liffey Valley Sewerage Scheme
Contract 2B - ULVSS). it is expected connection(s) for this development can be
facilitated on completion of this project which is scheduled for end of 20241/2022
(subject to change). On the basis that this work is substantially completed and that
there is sufficient certainty in relation to the timeframe for compiletion | consider that
a refusal of permission would not be warranted on the basis of prematurity.

To facilitate water connections, the following upsizing works will be required
carried out by the developer:

* Approx. 370m of existing 125mm uPVC main to be upsized t on
the R403.

* Approx. 440m of existing 150mm uPVC main to be u izeg toROOmm ID from
the junction of L1023 / R407 (Manzors) to the roungabou ide Tesco.

* Approx. 50m of existing 100mm uPVC to be iz 25mm ID from the
roundabout outside Tesco towards the W. ve Hotel.

The developer will be required to whoily funade works which would be
carried out by Irish Water and IW note that ant -. sents required will be the
responsibility of the applicant. The i Infrastructure Design Report notes the
works required and issues are pC™gis®d, | note that the sections of network
referenced by IW are contai e the public road network. On this basis | am
satisfied that the nece des can be undertaken without planning or third
party consents and eiysal of permission would not, therefore, be warranted
on this basis. | G that there are no significant water services issues that

S

cannot be addigssed)by an appropriate condition.

has submitted an Ecological impact Assessment, prepared by
Environmental Services and dated July 2021. A systematic walk-over
survey of the site was conducted on 9 July 2021 to supplement data already
collected in earlier surveys conducted by Scott Cawley in 2019. The Ecological
Impact Assessment includes habit surveys, terrestrial mammal surveys (ex. bats),

bat survey and breeding bird surveys.
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10.8.2.

10.8.3.

10.8.4.

A submission was received from Inland Fisheries Ireland, a prescribed body, that
notes the site is in the catchment of the Butterstream River and adjacent to the River
Liffey (salmonid rivers). The submission states that comprehensive surface water
management measures (GDSDS study recommendations) must be implemented at
construction and operation stage to prevent poliutions to the surface waters. The
submission notes IF| policy to maintain watercourses in an open naturai state in
order to prevent habitat loss and preserve and enhance biological diversity and aid in

pollution detection. The opportunity to open up culverted sections of the
Butterstream is noted.

The site is not within or immediately adjacent to any European or natiogally
designated sites. The potential for impacts on European sites is co id
separately in Section 13.0 below Appropriate Assessment.

The site is dominated by arable crops and includes areas % ow and grassy
C

verges, hedgerows, treelines, scrub and buildings an ificid| sdrfaces. The
Butterstream River (culverted) runs from west to e in tha northern section of the

site (main channel culvert and overflow culve & e entering the open river
channel to the immediate east of the site_.The t {epwtam River is a tributary of the

km downstream. There are culverted

drainage ditches along the northerago dary to Prosperous Road and eastern

boundary to Millicent Road. ant species or species protected through
their inclusion within the Figra¥@rotettion) Order 201 5 were recorded during the field
surveys. No third sched _mative invasive species were recorded during

surveys. Habitats yJthiyth&stte provide suitable foraging and commuting habitat for
S

badger and the (limited) suitable foraging habitat for hedgehog, pine
martin an _No evidence of these species was found during survey. It is
consi t gadger and hedgehog could use the site but that red squirrel and

pin re unlikely to. There are no over-ground water bodies within the site and

due to tH¥ small and culverted nature of watercourses and ditches it is considered
unlikely that the site is used by otters. No signs of non-native invasive mammals
were identified. A range of common bird species were noted using the site for
foraging and breeding purposes during the breeding bird survey undertaken in June
2019. No nests were observed; however, the site is likely to be used for breeding by
various species. The habitats within and adjacent to the site are considered to
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10.8.5.

10.8.6.

10.8.7.

provide good commuting and foraging routes for bats. A bat survey in June 2019
recorded three common species of bat: Leisler's bat, common pipistrelie and
soprano pipistrelle foraging and commuting within the lands. The activity was
focused along the treeline in the north of the site and the treeline in the south west.

The site is considered to have the potential for ecological receptors of local
importance and high ecological value. The assessment states that the proposed
development has no potential to affect surface water qualily or the ecology of the
adjacent waterbodies. In this regard it is noted that surface water systems ar
designed in accordance with the principles of SUDS and that there will besfo

{e.g. piling or blasting} that may affect groundwater and groundwater i
habitats. The submitted Construction and Environmental Manage laNificludes

specific measures to mitigate risks to the water environment (i ungwater)

during the construction phase. | note an inactive quarry lake ver 100 metres

to the south west of the site and having regard to the co joMs"of the ecclogical
impact assessment | am satisfied that the potential @simp@cté on this lake can
reasonably be excluded. There is no connectio his [3ke via the surface water
system and ground water impacts ¢an be e@ven the ground condition and

nature of works proposed.

Section 6 of the Ecological Impact ent sets out mitigation and enhancement

measures designed to avoid o niSgsmpacts on the receiving terrestrial
environment (summarised ji . This includes measures to protect tree lines,
seasonal vegetation cl n rveys prior to felling, pre-construction checks for
badger and use of gir najlighting to avoid light spiil. | consider that the mitigation
and / or enhan n sures are comprehensive and represent effective control
measures {Q pigtect the receiving environment. | accept the conclusion that subject
to the ipfjledpentation of the mitigation measures no significant residual ecological
eff icted, either alone or in combination with other projects in the area.

Inre to the potential to open up existing culverts of the Butterstream River in
the northern section of the site | note that the main channel and overflow culveris
that run underground at this location are part of a wider flood alleviation scheme
undertaken in 2011 to address flooding incidence on lands to the west of the site.
While | acknowledge the ecological benefits of opening culverts, | consider that any
proposal to alter or remove this culvert could have wider fiood risk implications for
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10.9.
10.9.1.

10.9.2.

10.8.3.

the area and that this would need to be considered as part of a review of the wider

flood alleviation scheme.
Other Matters

Archaeology and Built Heritage - | refer the Board to the Cultural Heritage
Assessment Report submitted by the applicant. The current site is located
immediately outside of the south western extent of the Zone of Archaeological

Cross Base (RPS Ref. B14-0687) immediately east of the proposed developm
(within the site boundary) in the grass margin along Millicent Road. A modérncrqs

was inserted in into the base in 1999. Geophysical survey and Archa ic
Testing (Licence Ref. 19E0768) has been undertaken within the si aNefacts of

archaeological or historical interest were recorded. The Cultur

Potential associated with the Historic Town of Clane. There is a historic Wayside ;

u rks under
satisfied that the

Assessment Report proposes archaeological monitoring o
licence, and measures to protect the wayside cross ané\ba
matters raised can be satisfactorily addressed by of cyndition.

Social and Affordable Housing — The applicamitted proposals for transfer
of 10% of the proposed units to the planging a -Q' he PA note the transfer of
19 units, a combination of 7 three be i pe C), 6 two bed duplex units (Block
D) and 8 three bed duplex units (siSey ck D) and recommended conditions. The
standard Part V requirement of s applicable at the time that the application
was lodged. § note that t clat Review of Part V of the Planning and Development
Act published by the of Housing, Local Government and Heritage,
examined the im ti r overall housing supply, of increasing the 10% social
housing requirelgent, that had applied since September 2015 to all new housing

develop t4, t % {or above). | anticipate that full compliance with any changes
t A 2000 can be addressed by a suitable condition that requires

dement between developer and planning authority.

Childcare facilities - The proposed créche has a stated floor area of 160sg.m with
capacity for 26 children. The proposed childcare facility meets the requirement of the
Clane LAP. The submission from the PA suggest that childcare provision should
meet the 20 space per 75 unit standard in the Childcare Guidelines and question the
location of the creche within Block B. | am satisfied that the rate of provision is
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10.9.4.

10.9.5.

11.0

11.1.1.

acceptable by reference to the Childcare Facilities Guidelines (Appendix 2) and the
Local Area Plan. | am also satisfied that the location of the creche within Block B is
acceptable and | recommend no changes fo the design and layout of the scheme.

Recent Section 28 Guidelines — The new guidelines are brief and concern the
regulation of commercial institutional investment in certain housing developments of
five or more houses and/or duplex units but not those schemes that have ‘build-to-
rent’ status. The Regulation of Commercial Institutional Investment in Housing May
2021 Guidelines for Planning Authorities, enables planning authorities and An Begd

o

including cost rental housing. In the context of the current plan plig&tion that

Pleanala to attach planning conditions that a require a legal agreement copfr

the occupation of units to individual purchasers, i.e. those not being a
entity, and, those eligible for the occupation of social and/or afford

comprises a mixture of houses and apartments/duplexes it i te to attach

the refevant condition advised by the recently published Buidelihes’

Letters of support — | note that the proposed deve pmgnt l§ssupported by Clane
GAA, Scoil Bride and Scoil Mhuire. In the contex lagle GAA, it is stated that the
proposed development will assist with safe iS1and egress from the club, provide

many of their classes and Scoil Mhuire

many public realm improvements and e overall growth of the club. Scoil

Bride note the availability of schoo
in their own school improvements and

recognise the assistance of the/dSglo
general improvements to cycling facilities in the area.
Screening for @ n

The site is an ‘rban zr nfield site (zoned Objective C, New Residential, to ‘provide
n velopment', Objective F '‘Open Space and Amenity’, to ‘protect

tal Impact Assessment

for new r

and pravid§forBpen space, amenity and recreation’, Objective B 'Existing

V/Infill, to ‘protect and enhance the amenity of established residential
urban area comprising a combination of houses and duplex units. The site comprises

agricultural lands. The proposed development relates to the construction of 192 units
in a comnbination of apartments and houses up to three storeys in height.
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11.1.2. The development is within the class of development described at 10(b) of Part 2 of
Schedule 5 of the planning regulations. An environmental impact assessment would
be mandatory if the development exceeded the specified threshold of 500 dweliing
units or 10 hectares, or 2ha if the site is regarded as being within a business district.

11.1.3. The proposal for 192 residential units on a site of 6.4 ha s below the mandatory
threshold for EIA. The nature and the size of the proposed development is well
below the applicable thresholds for EIA. | note that the uses proposed are similar to
predominant land uses in the area and that the development would not give ri
significant use of natural recourses, production of waste, pollution, nuisan
risk of accidents. The site is not subject to a nature conservation desi
does not contain habitats or species of conservation significance.
set out in Section 12 concludes that the potential for adverse i
2000 site can be excluded at the screening stage.

tot estion as to

11.1.4. The criteria at schedule 7 to the regulations are relev
whether the proposed sub-threshold development
effects on the environment that could and sho & h
impact assessment. The application is agcomig legd¥y an EIA Screening Report
which includes the information required under Schedule 7A to the planning
regulations. The application includa§ as{andalone Statement in accordance with

Article 299B(1)(b)(ii)(I1){C) of the @
11.1.5. In addition, the various % mitted with the application address a variety of
S

Id b Ikkely to have significant
ubject of environmental

nd and Development Regulations 2001-2021.

environmental issue the impact of the proposed development, in
ts with regard to other permitted developments in

"
e
d‘demonstrate that, subject to the various construction and

to the Schedule 7A information and all other submissions, and | have considered all

information which accompanied the application including inter alia:
¢ Planning Report and Statement of Consistency

¢ Environmental Impact Assessment Screening Report
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» Standalone Article 2998 Statement

+ Material Contravention Statement

» Statement on Housing Mix

¢ Social Infrastructure Assessment

» Architects Design Report

¢ Housing Quality Assessment

e Universal Access Statement Q
» Photomontage and CG! Booklet ’@

¢ An Infrastructure Design Report %

* Site-Specific Flood Risk Assessment Report

» Traffic and Transport Assessment Report v
» DMURS Design Statement

¢ Construction and Environmental Ma an

e Stage 1 and 2 Road Safety Audj [/

» A Landscape Design Ratio

¢ Natura Impact Stateme

» Building LifecycleRe and Operational Waste Management Plan
* Cultural Heﬂsa sment Report
» Prelimi ight®g Design Report

11.1. Notj Irements of Section 2998 (1)(b)(i)(II}C), whereby the applicant is
requ provide fo the Board a statement indicating how the available results of

logical Impact Assessment Report

other rélevant assessments of the effects on the environment carried out pursuant to
European Union legislation other than the Environmental Impact Assessment
Directive have been taken into account. | note that the applicant has identified the
following assessments / reports:
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e Ecological Impact Assessment Report (EclA) has been undertaken pursuant

to:
- The Wildlife Act 1876 {as amended)
- The Habitats Directive 92/43/EEC (as amended);
- The Birds Directive 2009/147/EC (as amended);

- European Communities (Birds and Natural Habitats) Regulations 2011
S.l. 477 of 2011 (as amended).

- The EIA Directive 2011/92/EU as amended by Directive 201@:

- European Communities (Environmental Impact Asses
(Agricutture) Regulations 2011 [S.1.No. 456/2011];

- European Union {(Environmental impact Assessmefit a abitats}
Regulations 2011 [S.]. No.473/2011};

- European Union (Environmental lmp@ ent and Habitats)
Regulations 2012 [S.I. Nc-.zd,afzma

- European Union (EU) (Envigonm act Assessment and
Habitats) (No. 2) Regulgti 015. [S.1. No. 320/2015];

- Flora (Protection) S.1. 356.

» The Site Specific F | sessment addresses the potential for flooding
having regard tofth FRAMS study which was undertaken in response

to the Dire rﬁ% JEC - Floods Directive.
« Appropriljte As§eSsment Screening & Natura Impact Statement Report (AA

Scggenin
Report on Appropriate Assessment Screening (NIS) has been undertaken

pursuant to the Habitats Directive (92/43/EEC) and the Birds Directive
(2009/147/EC).

NIS), Consiruction & Environmental Management Plan
repared in accordance with Directive 2000/60/EC - Water

ework Directive

The EIA screening report prepared by the applicant has, under the relevant themed

headings considered the implications and interactions between these assessments
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11.2.

11.3.

and the proposed development, and as outlfined in the report states that the
development would not be likely to have significant effects on the environment. | am
satisfied that all relevant assessments have been identified for the purpose of EIA
Screening.

I have completed an EIA screening assessment as set out in Appendix A of this
report. 1consider that the location of the proposed development and the
environmental sensitivity of the geographical area would not justify a conclusion that
it would be likely to have significant effects on the environment. The propose

development does not have the potential to have effects the impact of whj
be rendered significant by its extent, magnitude, complexity, probabili
frequency or reversibility. In these circumstances, the application
Schedule 7 to the proposed sub-threshold development demogstragés that it would
not be likely to have significant effects on the environment environmental

impact assessment is not required before a grant of per i considered. This
conclusion is consistent with the EIA Screening St enf{submitted with the

application.

Overall, | am satisfied that the information rder Section 299B(1)(b)(ii(I) of
the Planning and Development Regulaifons 209 (as amended) have been
submitted, a standalone statemen ect has been submitted by the applicant.

A Screening Determination sho@f@We Nsued confirming that there is no requirement

for an EIAR based on the abo b iderations.

Having regard to:

{(a) The nature a d% e proposed development which is below the threshold
C! s 12( {

in respect of Qlas Iv) and Class 13 of Part 2 of Schedule 5 of the Planning

and Dev. gulations 2001, as amended,
(b) th tion close to Clane town centre, within an established built up area
on lag ith a zoning Objective C, New Residential - ‘provide for new residential

development’, Objective F ‘Open Space and Amenity’, to ‘protect and provide for
open space, amenity and recreation’, and Objective B ‘Existing Residential/Infill, to
‘protect and enhance the amenity of established residential communities and
promote sustainable intensification’ in the Clane Local Area Plan 201 7-2023,

(c) the existing use on the site and pattern of development in the surrounding area,
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11.5.

12.0

12.1.

(d) the planning history relating to the site and the surrounding area,

(e) the availability of mains water and wastewater services to serve the proposed

development,

(f) the location of the development outside of any sensitive [ocation specified in
Article 299(C)(1){v) of the Planning and Development Regulations 2001, as

amended,

(g) the provisions of the guidance as set out in the Environmental Impact

Assessment (E1A) Guidance for Consent Authorities regarding Sub-threshol
Development, issued by the Department of the Environment, Heritage a
Government (2003),

(h) the criteria as set out in Schedule 7 of the Planning and De
Regulations 2001, as amended, and

(i) the features and measures proposed by the developgr e d to avoid or
prevent what might otherwise be significant effect the environment, including
measures identified in the Construction and E Management Plan.
Having regard to the limited nature and sgale o osed development and the

absence of any connectivity to any s ocation, there is no real likelihood of

significant effects on the environmpenga from the proposed development. The

need for environmental impact a ent can, therefore, be excluded. An EIA -

Preliminary Examination e appendix A) has been completed and a screening
determination is not reqi

Appropriate Asse ent

introducti

Th
Stateme (NIS). The screening report concludes that potential impacts on four
identified European sites may arise as a result of the proposed development, during
the construction and operational phases and so an NIS has been prepared. The
requirements of Article 6(3) as related to screening the need for appropriate
assessment of a project under part XAB, section 177U and section 177V of the

Molicaht has prepared an AA Screening Report as part of a Natura Impact
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12.2.

12.3.

Planning and Development Act 2000 (as amended) are considered fully in this
section.

Compliance with Article 6(3) of the Habitats Directive

The Habitats Directive deals with the Conservation of Natural Habitats and of Wild
Fauna and Flora throughout the European Union. Article 6(3) of this Directive
requires that any plan or project not directly connected with or necessary to the
management of the site but likely to have a significant effect thereon, either
individually or in combination with other plans or projects shall be subject to
appropriate assessment of its implications for the site in view of the site’

will not adversely affect the integrity of the European site before
given. The proposed development is not directly connected n
management of any European site and therefore is subject t0¥ie pJovisions of
Article 6(3).

The applicant has submitted a Screening Repo Appyopriate Assessment as well

.
as an NIS. The Screening Report has been e BioSphere Environmental
Services. The Report provides a description@posed development and
identifies European Sites within a pos zone of influence of the development.
The AA screening report conclude e absence of mitigation, there is
potential for contaminated wa ﬁ ng from the development site to enter the
River Liffey system and u tSethe aquatic and intertida! environment of Dublin
Bay, during the constr m&(to a lesser extent} operational phases of the

proposed develo

“g'
Having reviewd th uments and submissions, | am satisfied that the submitted
informati o) r a complete examination and identification of all the aspects of

thep atLould have an effect, alone, or in combination with other plans and

p uropean sites.
Need fOr Stage 1 AA Screening

The project is not directly connected with or necessary to the management of a
European Site and therefore it needs fo be determined if the devalopment is likely to
have significant effects on a European site(s). The proposed development is
examined in refation to any possible interaction with European sites designated
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12.4.

12.5.

Special Conservation Areas (SAC) and Special Protection Areas (SPA) to assess
whether it may give rise to significant effects on any European Site in view of the

conservation objectives of those sites.
Brief Description of the Development

The applicant provides a description of the project in Section 2.2 of the Screening
Report. The development is also summarised in Section 3 of my Report. In
summary, permission is sought for 197 residential units and a créche on a greent]
site of 6.4 hectares that is on the south western edge of Clane. Lands uses i
vicinity include a sports ground and residential properties. The site is se b
public water supply and foul drainage networks. Foul effluent will drai
diameter sewer on Millicent Road to the east of the site. Surface

development wili outfall to the Butterstream via an existing cul s through

the northern section of the site. The dominant habitat on s crops. There
are also areas of dry meadow and grassy verges, hedd@rowy tréelines, scrub and

buildings and artificial surfaces (in the GAA lands): florq or fauna species for

which Natura 2000 sites have been designate rded on the application
site. ()

Submissions and Observations

The submissions and observati Local Authority, Prescribed Bodies, and
third parties are summarise % 8, 9 and 10 above. The submission
received from Inland Fi nd notes that the site is in the catchment of the
Butterstream and ady @ e River Liffey. It is noted that the Butterstream has a
resident populatjon of b trout, lamprey species and Freshwater Crayfish (Annex
I) and that | impgrtant spawning tributary of the River Liffey which supports
Atlantic @nnex Il and V), Sea Trout and Brown Trout and several other fish
spegi bmission notes that comprehensive surface water management
meas DSDS study recommendations) must be implemented at construction
and operation stage to prevent pollutions to the surface waters. The submission
notes that it is {F| policy to maintain watercourses in open natural state in order to
prevent habitat loss and preserve and enhance biologica! diversity and aid in

pollution detection. The opportunity to open up cuiverted sections of the
Butterstream is noted. Culverting surface water discharges can make them difficult
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12.6.
12.6.1.

12.6.2.

12.6.3.

to trace. Preferable if surface water discharges are visible for inspection should a
pollution event occur. The submission states that all discharges must be in
compliance with the EC (Surface Water) Regulations 2009 and the EC
(Groundwater) Regulations 2010.

Zone of influence

A summary of European Sites is presented in Section 2.3 of the AA Screening

Report. The proposed development is not located within or immediately adjacent to
any European Site. The nearest European sites to the proposed developmep
Ballynafagh Bog SAC and Ballynafagh Lake SAC located . 5km and 6.
the site respectively. Mouds Bog SAC is ¢. 10 km south west of the the Rye

Dublin Bay. The following European Sites are located i

environment of the River Liffey: South Dublin Bay,SAS, N
South Dublin Bay and River Tolka Estuary SPA Nofth Bull island SPA. The
proposed development has no potential so ay receptor connections to any

other European Sites.
There are no Annex 1 habitats pr in the proposed development site or its
immediate environs. There ar s of any species or habitats for which
European sites are desig aithiA the development site. The nearest major
watercourse is the Ri ' ffey9yith the main waterbody located c. 500m to the east

of the site. A trib } @ tterstream River runs under Clane GAA grounds and
the proposed gc from the R403 through Clane town for c. 70m before

S

the characteristics of the proposed development in terms of its location and scale of
works, and examines whether there are any European sites within the zone of
influence. The single issue examined is the potential for linage through hydrological

connections. in the absence of mitigation, the input of potential pollutants to the
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12.7.

North Dublin Bay SAC and the South Dublin Bay SAC, via the River Liffey, could
have potential effects on the foliowing qualifying interests of the SACs. In addition,
the report highlights that In the absence of mitigation, the input of potential pollutants
to the North Bull Island SPA and the South Dublin Bay and the River Tolka Estuary
SPA, via the River Liffey, could have potential effects on the following Special
Conservation Interests of the two SPAs. However, the report concludes that there
would be no potential for any impacts to other Nature 200 sites because they lie
upstream. The applicant’s screening assessment concludes that, as the risk of

potential significant effects on four European sites cannot be ruled out, duri

00206), South Dublin Bay SAC {(code 00210), South Dublin Bay &
Estuary SPA (code 04024) and North Bull island SPA (code 04

Screening Assessment

In terms of zone of interest there are six Natura 2000 st within 15 km of
the application site, they are as follows:
» Ballynafagh Lake SAC (001387) ¢.6.2 @i nce

@,
e Balliynafagh Bog SAC (000391) 0§ km distance

» Mouds Bog SAC (002331) ¢ 10 distance

o Polfardstown Fen SA 0.14.5 km distance

« Red Bog SAC (O%Sﬁ km distance

+ Rye Wate n SAC (001398) ¢.13.5 km distance

r\al
‘Sourceypathway-receptor’ model to all Natura 2000 sites within 15
i site | am satisfied that the potential for impacts on all of these

km of the
Natur, can be excluded at the preliminary stage due to the nature and
scale roposed development, the degree of separation and the absence of

ecologicdl and hydrological pathways.

In applying the ‘source-pathway-receptor’ model, | consider that the following sites
could potentially be affected due to connections via surface water drainage: North
Dublin Bay SAC/South Dublin Bay SAC/North Bull Island SPA/South Dublin Bay and
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River Tolka Estuary SPA. The Conservation Objectives (CO} and Qualifying
Interests of these four sites are as follows:

European Site | List of Qualifying Distance from | Conservation objectives
interest (Ql) /Special
(code) L ; proposed
Conservation Interest development
{SCI)
(Km)
| South Dublin | Mudflats and sandflats ¢ 31.1kmto To maintain the favourable
Bay SAC (site | ot covered by seawater | the east of the | conservation conditi :
code: 0210) - at low tide [1140] site. habitats |
| Ai:mu_al vegetation of *See South N Ba
. | drift lines [1210] SPA also _
|| - Salicornia and other ,
| annuals colonising mud
i and sand [1310]
i Embryonic shifting
| dunes [2110]
| North Dublin 1140 Mudflats and C. 33.7km aintain the favourable
Bay SAC (site sandfiats not covered by | the north € nservation condition of
code: 0206) seawater at low tide of the ' Mudflats and sandfiats not

| %‘;

_' white dunes)

.' 2130 Fixed coastal
Q dunes with herbaceous

|

|

| .

I

1210 Annual vegstation
of drift lines
1310 Salicomia and

sait

maritimae
1410 Me%
mea J alia
marifloni
brydnic shifting
o
21 Ifting dunes
the shoreline with
mophila arenaria

vegetation (grey dunes) |
2190 Humid dune slacks [
1395 Petalwort |
Petalophyllum ralfsii ‘

other annuals coionisi
mud and sand

1330 Atlantic salt
meadows (Gla
Puccinsllietali

QS

| covered by seawater at low
| tide, Atlantic salt meadows
+ {GlaucoPuccinellietalia

| maritimae), Fixed coastal

' dunes with herbaceous

| vegetation, Petalwort,.

,l To restore the favourable
J‘ conservation condition of
Annual vegetation of drift
lines, Salicornia and other
annuals colonizing mud
and sand, Embryonic
shifting dunes, Humid dune
slacks.

"SPA

]

South Dublin
Bay and River
Tolka Estuary

| (Limosa lapponica)

A144 Sanderling
(Calidris alba)
A157 Bar-tailed Godwit

ABP-310892-21

€.32km to the
east of the
site,
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SPA [site code:
004024)

A149 Dunlin (Calidris
alpina)

A162 Redshank (Tringa
totanus)

A179 Black-headed Guill
(Chroicocephalus
ridibundus)

A143 Knot (Calidris
canutus)

A192 Roseate Tern
(Stema dougallii)

A046 Light-bellied Brent
Goose (Branta bernicla
hrota)

A141 Grey Plover
(Pluvialis squatarola)
A130 Oystercatcher
{Haematopus
ostralegus)

A194 Arctic Tern
(Sterna paradisaea)
A193 Common Tern
(Sterna hirundo)

A137 Ringed Plover
{Charadrius hiaticula)
AG99 Wetlands

Special Conservation
interests for this SPA

&

North Bull
Island SPA
(site code
004006)

A160 Curlew (Numenius
arquata)

A148 Dunlin (Calidris
alpina)

A157 Bar-ailed @OUW
(Limosa lapponi %
A162 Red;x g
A erling
@ alba)
Black-tailed

yodwit {Limosa fimosa)

'A143 Knot (Calidris

canutus)

A168 Turnstone
(Arenaria interpres)

AD54 Pintail (Anas
acuta)

AD48 Light-bellied Brent

Goose (Branta bernicla

hrota)

A048 Shelduck

| (Tadoma tadorna)
AD52 Teal {Anas

grecca)
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A141 Grey Plover
(Pluvialis squatarola) |
AD56 Shoveler {Anas i
clypeata)

A130 Qystercatcher
(Haematopus
ostralegus)

A140 Golden Plover
(Pluvialis apricaria)
A999 Wetlands

12.7.1. Consideration of Impacts:

» There is nothing unique or particularly challenging about the prop
greenfield development, either at construction phase or operatj

distances from European sites, the intervening us the absence of
direct source — pathway — receptor linkageg, tha e is no potential for
indirect impacts on sites in the wider . e to habitat loss /
fragmentation, disturbance or displac ny other indirect impacts) and
that no Appropriate Assessmenfigsues anise in relation to the European sites
listed above.

» During the operational ce water from the proposed development will
outfall to an existi efted watercourse within the site —~ Butterstream. This

watercourse | idS to the River Liffey ¢. 970m east of the site. Surface
ditional ¢, 45 km before discharging into the Dublin Bay
coastal fwate ere there are a number of downstream European Sites,
uth Dublin Bay SAC, North Dublin Bay SAC, South Dublin Bay
ivet” Tolka Estuary SPA and North Bull Island SAC. The surface water

y creates the potential for an interrupted and distant hydrological

gonnection between the proposed development and European sites in the inner
section of Dublin Bay. During the construction phase standard pollution control
measures are to be used to prevent sediment or poliutants from leaving the
construction site and entering the water system. During the operational phase
clean, attenuated surface water will discharge to the Butterstream River at
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greenfield rates (See !Infrastructure Design Report and Outline Construction
and Environmental Management Plan). The pollution control measures {o be
undertaken during both the construction and operational phases are standard
practices for urban sites and would be required for a development on any urban
site in order to protect local receiving waters, irespective of any potential
hydrological connection to Natura 2000 sites. in the event that the pollution
control and surface water treatment measures were not implemented or failed,
| remain satisfied that the potential for likely significant effects on the quaj

interests of Natura 2000 sites in Dublin Bay can be excluded given t di

and interrupted hydrological connection, the nature and e
development and the distance and volume of water separatipg tl ppftation
site from Natura 2000 sites in Dublin Bay (dilution factor

discharge to the Ringsend WWTP until such tim tewater from the
development will pass to the Osberstown wast treatment plant (also
rage Scheme), which is being

upgraded at present under the projec iffey Valiey Contract 2B, with
works on site and due for complgfion b of 2021/2022 (as stated in Irish

Water submission).

¢ In terms of in combinatio MctSsther projects within the Kildare and Dublin
areas which can ian& itions in the River Liffey via rivers and other
es

surface water featU also subject to AA. In this way in-combination

impacts of plafs OPprojacts are avoided.
o It is evi fr he information before the Board that the proposed

deve t, ipdividually or in combination with other plans or projects, would

% y SAC, South Dublin Bay and River Tolka Estuary SPA and North
sland SPA and that Stage 1l AA is not required.

12.7.2. The Conservation Objectives for the sites are to maintain or restore the favourable
conservation condition of each qualifying species/habitat. | note the submission
made by Inland Fisheries Ireland. The potential effects on the above sites arise from
the hydrological connection between the development site and those Natura 2000
sites in the form of surface water drainage connection. There is a possibility of
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12.7.3.

12.7 4.

12.7.5.

contaminated surface water run-off, or an accidental pollution event during
construction or operation, that could lead to habitat degradation. Surface waters from
the proposed development will drain via existing infrastructure to the River Liffey and
then enter Dublin Bay.

Surface water from the proposed development will pass through a range of SuDS
including green roofs, permeable paving, swales and bic-retention systems. Waters
from green roofs and permeable paving and all other surface water will be
attenuated in an underground attenuation tank. All surface waters will pass thr a
hydrocarbon interceptor before discharge to the surface water network (Se
‘Infrastructure Design Report’ and drawings by DBFL Consuiting Engingér

construction stage see ‘Construction and Environmental Managem la

These waters will ultimately drain to Dublin Bay via the River Lifey’§hese are not

works that are designed or intended specifically to mitigate a n a Natura

2000 site. They constitute the standard approach for con joff works in an urban
area. Their implementation would be necessary fo sidgptial development on any
brownfield site in order to the protect the receiving | gnvironment and the
amenities of the occupants of neighbouring @ gardless of connections 1o any
Natura 2000 site or any intention te pralect a a 000 site. It would be expected
that any competent developer wou them for works on an urban site whether
or not they were explicitly req UO terms or conditions of a planning

permission.

The good constructio icepare required imespective of the site’s hydrological
connection via the fgbal_surface water drainage system to those Natura 2000 sites.
They are not r u%he purpose of mitigating any potential impact to those
Natura sit n the distance and levels of dilution that would occur in any event.
There i ) nique, particularly challenging or innovative about this urban

nPon a brownfield urban site, either at construction phase or operational
therefore evident from the information before the Board that the proposed

construction on the applicant’s landholding would be not be likely to have a
significant effect on the North Dublin Bay SAC/South Dublin Bay SAC/North Bull
Island SPA/South Dublin Bay and River Tolka Estuary SPA. Stage l| AA is not

required.
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12.7.6.

12.8.
12.8.1.

12.8.2.

13.0

13.1.

| note the applicant submitted a Natura impact Statement. In deciding to prepare and
submit a NIS the applicant states that the precautionary principle was being applied.
| am of the opinion that the application of the precautionary principle in this instance
represents an over-abundance of precaution and is unwarranted.

AA Screening Conclusion:

In reaching my screening assessment conclusion, no account was taken of
measures that could in any way be considered to be mitigation measures intende
avoid or reduce potentially harmful effects of the project on any European Site
this project, no measures have been especially designed to protect any e
Site and even if they had been, which they have not, European Sites te
downstream are so far removed from the subject lands and when %ﬂﬂh the
am

interplay of a dilution affect such potential impacts would be ingig
satisfied that no mitigation measures have been included igthe pment

proposal specifically because of any potential impact ta{a Na#Gra”2000 site.
it is reasonable to conclude that on the basis of th rmation on file, which |

consider adequate in order to issue a screenination, that the proposed
development, individually or in combinatign withig heMlans or projects would not be

likely to have a significant effect on N lin Bay SAC [000206], South Dublin
Bay SAC [000210], North Bull Isl 04008] and South Dublin Bay and River
Tolka Estuary SPA [004024] or pean site, in view of the sites’ Conservation
Objectives, and a Stage ridte Assessment {(and submission of a NIS) is not
therefore required.

Recommend‘tio‘nx)

Having rég e above assessment, | recommend that section 9(4)(c) of the Act
of 20 % ppied, and that permission is GRANTED for the development as
proposc¥ for the reasons and considerations and subject to the conditions set out

below.
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14.0 Reasons and Considerations

Having regard to the following:
(a) the policies and objectives set out in the NPF and EMRA/RSES

(b) the policies and objectives set out in the Kildare County Development Plan
2017-2023, as amended by Variation No.1 (June 2020) and the Clane Local
Area Plan 2017-2023

(c) the Rebuilding Ireland Action Plan for Housing and Homelessness, 201

(d) Urban Development and Building Heights, Guidelines for PIanni:th) :
2018

(e} the Design Manual for Urban Roads and Streets (DMUR
amended

(f) the Guidelines for Planning Authorities on Sustain ential
Development in Urban Areas, 2009

Standards for New Apartments, 2020

(g) the Guidelines for Planning Authorities : aipable Urban Housing: Design

(h) the Planning System and Flood’Rigk Management (including the associated

Technical Appendices), 20
(i) the Housing Suppty Ta @ hbdology for Development Planning, 2020

{i) the nature, scalg4 ign of the proposed development,

(k) the availabilifgin i@ ea of a range of social, community and transport

infras’tr@
{) th existing and permitted development in the area,

3] ing history of the site and within the area,
submissions and observations received,
(o) the report of the Chief Executive of Kildare County Council, and

{p) the report of the Inspector, including the examination, analysis and evaluation
undertaken in relation fo appropriate assessment and environmental impact

assessment.
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15.0

It is considered that, subject to compliance with the conditions set out below that the
proposed development would constitute an acceptable quantum and density of
development in this accessible urban location, would not seriously injure the
residential or visual amenities of the area, would be acceptable in terms of urban
design, height and quantum of development and would be acceptable in terms of
pedestrian and traffic safety. The proposed development would, therefore, be in
accordance with the proper planning and sustainable development of the area.

Recommended Draft Board Order EQ);

Planning and Development Acts 2000 to 2020

Application for permission under section 4 of the Pla in%velopmem
(Housing) and Residential Tenancies Act 2016, in gtcordgnd¥ with plans and

July 2021 by Declan
dies Ltd. 6.

particulars lodged with An Bord Pleanéla on t
Brassil & Company Ltd on behalf of Debussy §

Proposed Development :
&a

Permission is sought for AT Ypsidential units (114 houses and 78 duplex units)

and a childcare facil| ' -@ e 6 three storey duplex blocks fronting onto a new
link streetand o oad, and a combination of detached, semi-detached

illi
and terrace orey houses.

Key Detalls!

- 192
Height 2-3 storeys
Site Area 6.4 ha gross; 5.5 ha net area (link street excluded)
Density 35 units per ha (net)
Other Uses Créche (160sq.m)
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Dual Aspect 100%

Public Open Space | 8,304 sq.m.

Car Parking 340 spaces

Bike Parking 160 spaces

Housing Mix
Beds Duplex Houses Total
1-bed 10 0 10
2-bed 40 0 40
3-bed 28 83 11 G 57.8
4-bed 0 31 31 ‘_/ 16.2
TOTAL 78 114 ﬁ% 100%

|\,

* The provision of a link street through site (including pedestrian and

cycle paths) to connect Prospe

Road to the east,

e Junction upgrade wo

k
with existing infr &

e A priority |

uRcti tt
signalisQré t the Millicent Road entrance.

i lane GAA Club access onto Prosperous Road {R403) to be

re 1N the vicinity.

Road (R403) to the north with Millicent

estrian/cycle improvement works, integrating

Prosperous Road (R403) entrance to the site and a

ith a pedestrian/cycle only access and a new

posed link road.

ar/pedestrian/cycle access provided along the western boundary of the

* Demolish the existing Clane GAA Club ball court to facilitate the new

vehicular/pedestrian and cycle access to the Clane GAA Cilub.
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Matters considered

In making its decision, the Board had regard to those matters to which, by virtue of
the Planning and Development Acts and Regulations made thereunder, it was
required to have regard. Such matters included any submissions and observations

received by it in accordance with statutory provisions.

Reasons and Considerations
In coming to its decision, the Board had regard to the following:
(a) the policies and objectives set out in the NPF and EMRA/RSES
(b) the policies and objectives set out in the Kildare County D efprPlan
2017-2023, as amended by Variation No.1 (June 2020) §n ane Local
Area Plan 2017-2023
(c) the Rebuilding Ireland Action Plan for Hou:sifmo essness, 2016
i

{d) Urban Development and Building Height
2018

() the Design Manuai for Urban Roads\and Streets (DMURS), 2013, as
amended

Development in U as, 2009

(f) the Guidelines for Pla yrities on Sustainable Residential

(@) the Guideline nning Authorities on Sustainable Urban Housing: Design

artments, 2020

Standard e
(h) the P, [ tern and Flood Risk Management (including the associated
Telh pendices), 2009

sing Supply Target Methodology for Development Planning, 2020
{)) thé€ nature, scale and design of the proposed development,

(k) the availability in the area of a range of social, community and transport

infrastructure,
() the pattern of existing and permitted development in the area,

{m) the planning history of the site and within the area,
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(n} the submissions and observations received,
(o) the report of the Chief Executive of Kildare County Council, and

(p) the report of the Inspector, including the examination, analysis and evaluation
undertaken in relation to appropriate assessment and environmental impact

assessment

It is considered that, subject to compliance with the conditions set out below that the
proposed development would constitute an acceptable quantum and density of
development in this accessible urban location, would not seriously injure th
residential or visual amenities of the area, would be acceptable in terms

design, height and quantum of development and would be acceptab,
pedestrian and traffic safety. The proposed development would, jifer
accordance with the proper planning and sustainable developrttent € area.

Appropriate Assessment Screening

The Board completed an Appropriate AssessmentWcre mg exercise in relation to
the potential effects of the proposed develo n European Sites, taking into

account the nature and scale of the pr ose pment on serviced lands, the

nature of the receiving environme mprises a built-up urban area, the
distances to the nearest Europe? nd the hydrological pathway
considerations, submissions o %‘. e information submitted as part of the

applicant’s Appropriat ent documentation and the Inspector’s report. In

the submission of an NIS by the applicant for permission which proceeded on the
basis that a Stage 2 Appropriate Assessment was required.
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Environmental Impact Assessment

The Board completed an environmental impact assessment screening of the
proposed development and considered that the Environmental Impact Assessment
Screening Information Report submitted by the developer which contains the
information as set out in Schedule 7A of the Planning and Development Regulations
2001, as amended and the Article 2998 Statement submitted by the applicant.

Having regard to:

{(a) The nature and scale of the proposed development which is below the thies
in respect of Class 10(b)(iv) and Class 13 of Part 2 of Schedule 5 of the
and Development Regulations 2001, as amended,

{b) the site's location close to Clane town centre, within an esta jifup area

residential

(c) the existing use on the site and patteff\Qf development in the surrounding area,

(d) the planning history relating to the sie and the surrounding area,

(e) the availability of mains wateRg astewater services to serve the proposed

development,

(f) the location of th v nt outside of any sensitive location specified in
Article 299(C)(1) theaPlanning and Development Regulations 2001, as
amended,

(g) the prov s Of the guidance as set out in the Environmental Impact
Assels (F1A) Guidance for Consent Authorities regarding Sub-threshold
DevelopMént, issued by the Department of the Environment, Heritage and Local
Government (2003},

(h) the criteria as set out in Schedule 7 of the Planning and Development
Regulations 2001, as amended, and
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(i} the features and measures proposed by the developer envisaged to avoid or
prevent what might otherwise be significant effects on the environment, including
measures identified in the Construction and Environmental Management Plan.

It is considered that the proposed development would not be likely to have significant
effects on the environment and that the effects on the environment and that the
preparation and submission of an environmental impact assessment report would
not, therefore, be required.

Conclusion on Proper Planning and Sustainable Development

The Board considered that, subject to compliance with the co sepout below

that the proposed development would constitute an accepta m and density
of development in this accessible urban location, would ly injure the
residential or visual amenities of the area, would b ce in terms of urban
design, height and quantum of development an uld Be acceptable in terms of
pedestrian safety. The proposed developm@ erefore, be in accordance

with the proper planning and sustainable de t of the area. In coming to this
conclusion, specific regard was ha h&, Chief Executive Report from the planning

authority.

The Board considered tha @ant of permission for the proposed Strategic
Housing Developmen [ aterially contravene a zoning objective of the
statutory plans for fiie #€a, 4 grant of permission could materially contravene the
Kildare Count e nt Plan 2017-2023 in relation to the core strategy
allocation gf 185 dwdlling units for Clane up to 2023 and the estimated residential
capaci nits for KDA 5 Millicent of the Clane Local area Plan 2017-2023.
siders that, having regard to the provistons of section 37(2)(b)(i}, (i),

(iii) ) of the Planning and Development Act 2000, as amended, the grant of

permission in material contravention of the County Development Plan and Local
Area Plan would be justified for the foliowing reasons and consideration:

a) In relation to section 37(2)(b)(i) of the Planning and Development Act 2000 (as
amended). the proposed development is in accordance with the definition of
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Strategic Housing Development, as set out in section 3 of the Planning and
Development (Housing) and Residential Tenancies Act 2016 and in the context of
Clane comprises a significant amount of housing units (192) located in Key
Development Area 5 of the Local Area Plan, in order to deliver on the Government’s
policy to increase delivery of housing from its current under-supply as set out in
Rebuilding Ireland Action Plan for Housing and Homelessness issued in July 2016.

b) In relation to section 37(2)(b)ii) of the Planning and Development Act 2000 (as

amended): the matter of conflicting objectives in the development plan, table 4 Q
the Clane Local Area Plan 2017-2023 estimates density per hectare of 30 s

accommodate medium density residential development in the orde
per hectare. The statutory plan contains conflicting objectives fi
recommend the Board invoke section 37(2)(b)(ii) of the Act in tHiS insjance.

¢) In relation to section 37(2)(b)iii) of the Planning an nt Act 2000 (as
n and density is in

lanning Framework,

specifically NPO 3a, 4 and 13. In terms of regit idkblines, the proposal accords

pact urban growth - targets of at least

50% of all new homes to be buil @ ¥hin or contiguous to the existing built up

area of Dublin city and subs.%« arget of at least 30% for other urban areas...

In terms of the provision{of gagvetional houses and apartment units, the proposed

development meet ‘k irdments set out in section 2.4 of the Sustainable Urban
anda

Housing: Desigrf St for New Apartments 2020.

16.0 Co @

1. The development shall be carried out and completed in accordance with the
plans and particulars lodged with the application, except as may otherwise
be required in order to comply with the following conditions. Where such
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conditions require details to be agreed with the planning authority, the
developer shall agree such details in writing with the planning authority prior
to commencement of development, or as otherwise stipulated by conditions
hereunder, and the development shall be carried out and completed in
accordance with the agreed particuiars. In default of agreement the matter(s)
in dispute shall be referred fo An Bord Pleandla for determination.
Reason: In the interest of clarity.

2. The proposed development shall be amended as follows:
{(a) Obscure glazing shall be used for upper floor level windows onQ
western gable elevation of block C and the eastem gable ele\@
D, ground floor windows shall remain as specified with cleaf§ian nt
glazing.

(b) The use of render on the exterior of the duplex Il be omitted
in full and any render shown on the plans and pw submitted with the

application shall be replaced with suitabl inish.

132-135 shall be omitted

n to each respective unit and a

(c) In-curtilage car parking spaces s
and replaced with a footpath and f
car parking bay situated withifiopen ce number 3, immediately north of

unit 135, shall provide a and maximum 6 car parking spaces.

Revised drawings sho pliance with these requirements shall be
submitted to, an ec writing with, the planning authority prior to

commencemgn
Reaso ‘% est of residential and visual amenity and traffic safety.
3. (ihe?e elopment shall be carried out on a phased basis, in

rdance with a phasing scheme which shall be submitted to, and

eyelopment.

agreed in writing with, the planning authority prior to commencement
of any development.

(b) The proposed link street from the R403 Prosperous Road to the L-
2004 Millicent Road to include the priority controlled junction onto
the R403 Prosperous Road, the signalised junction on the L-2004
Millicent Road and the priority controlled junction from the GAA
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grounds onto the link street (to include boundary wall/railings to the
GAA grounds) shall be completed and operational prior to the
occupation of the 51% residential unit.

(c) The priority controlied junction onto the R403 Prosperous Road and
the proposed priority controlled junction into the GAA grounds shall
come into operation simultaneously. The existing vehicular access
fegress to the GAA grounds shall be decommissioned with
immediate effect upon operation of the junction onto the R403

Prosperous Road.

Reason: To ensure the timely provision of services and infr r
the benefit of the occupants of the proposed dwellings a e rest of
traffic safety. %

4. Al mitigaticn and monitoring measures outlined i and
particulars, including the Site Specific Flood %ment,
Construction Management Plan, Ecologi padt Assessment and
Cultural Heritage Assessment Repor@ arried out in full, except
where otherwise required by congitio d to this pemission.

Reason: In the interest of p gt the environment and in the interest of

public health.
5.  Thedeveloper shaﬂ%(J ater and wastewater connection agreements
t

with Irish Wate '@u- mmencement of development.

the d Adwellings/buildings and boundaries shall be as submitted with
Iipation, unless otherwise agreed in writing with, the planning

Reason: Ip€he intergsts of clasity and public heatth,
6. Details ﬂ rials, colours and textures of all the external finishes to
e

oty prior to commencement of development.
ason: In the interest of visual amenity.

7.  Drainage arrangements including the attenuation and disposal of surface
water, shall comply with the requirements of the planning authority for such
works and services. Prior to commencement of development the developer
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shall submit the following details to the pianning authority for written
agreement:

(i) Full design details of the proposed surface water attenuation
system, to include details of outflow rates, design calculations
to allow for a 20% climate change factor, SUDs measures,
storm attenuation storage chambers, fiood pipe network
design, and outfall to watercourse / culvert.

(i) A maintenance strategy for the proposed surface wate

drainage system. The agreed strategy shall be imp
until such time as the drainage infrastructure h
in charge by Kildare County Council.

(i} A condition and capacity report for culvests in&ne site to

inctude details of any measures to be n to protect
and / or upgrade culverts where ti{Sugreflired to facilitate
the proposed development.

(iv)  Prior to commencement of elgbment a Stage 2 — Detailed
Design Stage Storm @; udit shall be submitted to the

Planning Authority for agreement.

) Upon Comp)aed he development, a Stage 3 Completion
Stormw it to demonstrate Sustainable Urban
Draj m measures have been instailled and are

i designed and that there has been no

cohnections or damage to storm water drainage
infrastructure during construction, shall be submitted to the
planning authority for written agreement.
n ult of agreement on any of these requirements, the matter shall be
ferred to An Bord Pleanala for determination.

Reason: In the interest of public health and surface water management.

8.  The following requirements in terms of traffic, transportation and mobility
shall be incorporated into the development and where required, revised
plans and particulars demonstrating compliance with these requirements
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shall be submitted to, and agreed in writing with, the planning authority
prior to commencement of development:

(a) Detailed design drawings for the proposed link street between the
R403 Prosperous Road and the L-2004 Millicent Road, including all
junctions, shall be submitted to the Planning Authority for approval
prior to the commencement of development.

(b} The roads and traffic arrangements serving the site {including
signage) shall be in accordance with the detailed requirement
the planning authority for such works and shall be carried tt
developer's expense.

(c) The internal road network serving the proposed deyglo

including turning bays, junctions, parking area t , cycle
paths and kerbs, pedestrian crossings and car ing bays shall
comply with the requirements of the Degig for Roads and

Streets and with any requirements of the'glarpfing authority for such

road works.
{d} Cycle tracks within the develoll be in accordance with the

guidance provided in thedyational"Cycle Manual.

(e) The materials used nd footpaths shall comply with the

nning authority for such road works.

detailed standarg ge
(f) The develop‘ 8 % out a Stage 3 Road Safety Audit of the

constru e ment on completion of the works and submit to
the n%hority for approval and shall carry out and cover all
gNﬂgreed recommendations contained in the audit.
Ind a@reement on any of these requirements, the matter shall be
r An Bord Pleanéla for determination.
: In the interests of traffic, cyclist and pedestrian safety and

ainable travel.

8.  The site shall be landscaped (and earthworks carried out) in accordance
with the detailed scheme of landscaping, which shall be submitted to and
agreed in writing with the Pianning Authority prior to commencement of
development. The scheme shall include provisions for hard and soft
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landscaping within the site, boundary treatments and includes measures for

the protection of trees within and adjoining the site.

Reason: In order to ensure the satisfactory completion of the development.
10. A total of 160 no. secure bicycle parking spaces shall be provided within

the development. Design details for the cycle spaces and cycle storage

compounds shall be submitted to, and agreed in writing with, the planning

authority prior to commencement of development.

Reason: To ensure that adequate bicycle parking provision is available to

serve the proposed development, in the interest of sustainable

transportation,

11. Prior to the opening or occupation of the develop
Management Strategy including an interim or tempor
any requirements or adjustments relating to Covid ‘ent and travel
patterns shall be submitted to and agreed ig wri ith the planning
authority. This shall provide for incentivesgo e ge the use of public
transport, cycling, walking and carpoolj by fesidents, occupants and staff
employed in the development an and regulate the extent of
parking. Details may include the p@ centralised facilities within the
commercial element of the elopment for bicycle parking, shower and
changing facilities associ the policies set out in the strategy. The
interim or tempora@t , where applicable, should reflect the
requirements of i ual for Urban Roads and Streets Interim Advice

Note — Covi l& Response {May 2020). The mobility strategy shail

be prep and_implemented by the management company for all units
withinfthe'd pment.

the interest of encouraging the use of sustainable modes of
trags and reflecting the needs of pedestrians and cyclists during Covid-
andemic.

12.# A minimum of 10% of all communal car parking spaces should be provided
with functioning EV charging stations/points, and d ucting shall be provided
for all remaining car parking spaces, including in-curtilage spaces,
facilitating the installation of EV charging points/stations at a later date.
Where proposals relating to the installation of EV ducting and charging

ABP-310892-21 Inspector’s Report Page 79 of 94



stations/points has not been submitted with the application, in accerdance
with the above noted requirements, such proposals shall be submitted and
agreed in writing with the Planning Authority prior to the occupation of the
development.

Reason: To provide for and/or future proof the development such as
would facilitate the use of Electric Vehicles.

13. The developer shall facilitate the preservation, recording and protection of
archaeological materials or features that may exist within the site. In thi
regard, the developer shall employ a suitably qualified archaeologishwn
shall monitor all site investigations and other excavation works,

Reason: In order to conserve the archaeological heritage ite 9¥id to
secure the preservation and protection of any remains exist within
the site.

14. Prior to the commencement of development, the
writing with the Planning Authority details fi
Cross Base (RPS Ref. B14-067) located withn thg site during construction.

shall agree in

o |

ion of the Wayside

Reason: In order to conserve the arg aI hentage of the site.
15. Proposals for an estate/str o e numbering scheme and
associated signage shall b tted to, and agreed in writing with, the

planning authority pno @ cement of development. Thereafter, all
(]

estate and street si se numbers, shall be provided in accordance
with the agree The proposed name(s) shall be based on local
historical or ap ical features, or other alternatives acceptable to the
piannln ' No advertisements/marketing signage relating to the

of the development shall be erected until the developer has
ale e planning authority's written agreement to the proposed

dason: In the interest of urban legibility and to ensure the use of tocally

appropriate place names for new residential areas

16. Public lighting shall be provided in accordance with a scheme, which shall
include lighting along pedestrian routes through open spaces details of
which shall be submitted to, and agreed in writing with the planning
authority prior to installation of lighting. Such lighting shall be provided
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prior to the making available for occupation of any residential unit.
Reason: In the interests of amenity and public safety.

17.  All service cables associated with the proposed development (such as
electrical, telecommunications and communal television) shall be located
underground. The cables shall avoid roots of trees and hedgerows to be
retained in the site. Ducting shall be provided by the developer to facilitate
the provision of broadband infrastructure within the proposed
development,

Reason: In the interests of visual and residential amenity.

18. A plan containing details for the management of waste within t

development, including the provision of facilities for the sto

]

and collection of the waste and, in particular, recyclablegha

submitted to, and agreed in writing with, the planni thORity prior to

commencement of development. Thereafter, the w:%ll be managed

in accordance with the agreed plan.

Reason: To provide for the appropria@e ent of waste and, in

particular recyclable materials, in t protecting the environment.
18.  Prior to commencement of de elo& developer shall submit to and

agree in writing with the plan authority a properly constituted Owners’

include a layout map of the permitted
development showin % eds to be taken in charge and those areas to be
maintained by s Management Company. Membership of this
company shill ulsory for all purchasers of property in the apartment

blocks. in that this company has been set up shall be submitted

to th¢ planging authority prior to the occupation of the first residential unit.

agement Company shall include and manage the Community
ing for the benefit of the residents of the apartments or the wider
ommunity as determined by the Planning Authority.

Reason: To provide for the satisfactory completion and maintenance of the
development in the interest of residential amenity.

20. Construction and demolition waste shall be managed in accordance with a
construction waste and demolition management plan, which shall be
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subrmitted to, and agreed in writing with, the planning authority prior to
commencement of development. This plan shall be prepared in
accordance with the “Best Practice Guidelines on the Preparation of Waste
Management Plans for Construction and Demolition Projects”, published by
the Department of the Environment, Heritage and Local Government in July
2006. The plan shall include details of waste to be generated during site
clearance and construction phases, and details of the methods and
locations to be employed for the prevention, minimisation, recovery an
disposal of this material in accordance with the provision of the Wi
Management Plan for the Region in which the site is situated.
Reason: |n the interest of sustainable waste management

21. The construction of the development shall be managed.ig ad§ordance with

a Construction Management Plan, which shall be subgj “and agreed
in writing with, the planning authority prior to com nt of
development. This plan shail provide detail igte construction

practice for the development, including:

(a) Location of the site and materials @3 ds including areas identified

for the storage of construction rgfuse; areds for construction site offices and
staff facilities; site security f d hoardings; and car parking facilities

for site workers during @rs f construction;

{b) The timing and i onstruction traffic to and from the
construction sit€ and.as9gciated directional signage, to include proposals to
facilitate th liv abnormal loads to the site; measures to cbviate
queuing/of Cops¥dction traffic on the adjoining road network; and measures

to he/spillage or deposit of clay, rubble or other debris on the
i network;

ails of the implementation of appropriate mitigation measures for
ise, dust and vibration, and monitoring of such levels;

(d) Means to ensure that surface water run-off is controlled such that no silt
or other poliutants enter local surface water sewers or drains. The
measures detailed in the construction management plan shall have regard
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{o the matiers outlined in the submission received from Inland Fisheries

Ireland.

A record of daily checks that the works are being undertaken in accordance
with the Construction Management Plan shall be kept for inspection by the
planning authority.

Reason: in the interest of amenities, public health and safety.

22. Site development and building works shall be carried out only between the
hours of 0700 to 1800 Mondays to Saturdays inclusive, and not at a
Sundays and public holidays. Deviation from these times will o e
allowed in exceptional circumstances where prior written appfo
been received from the planning authority.

Reason: In order to safeguard the residential amenitids o erty in the
vicinity. ’%

23. Prior to commencement of development, the de shall lodge with the
planning authority a cash deposit, a bongrof ah,inderance company, or
other security to secure the provisio isfactory completion and
maintenance until taken in charge | authority of roads, footpaths,
watermains, drains, public opé€q space and other services required in
connection with the devel upled with an agreement empowering

the local authority to 2 % cysecurity or part thereof to the satisfactory
completion or m of any pari of the development. The form and

amount of theZSeturi all be as agreed between the planning authority
and the | -@ , in default of agreement, shall be referred to An Bord

Pleam rmination.
ensure the satisfactory completion and maintenance of the

e ent until taken in charge.
to commencement of development, the applicant or other person with
an interest in the land to which the application relates shall enter into an
agreement in writing with the planning authority in relation to the provision
of housing in accordance with the requirements of section 84(4) and
section 96(2) and (3) (Part V) of the Planning and Development Act 2000,
as amended, unless an exemption certificate shall have been applied for
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and been granted under section 97 of the Act, as amended. Where such an
agreement is not reached within eight weeks from the date of this order, the
matter in dispute (other than a matter to which section 96(7) applies) may
be referred by the planning authority or any other prospective party to the
agreement to An Bord Pleanala for determination.

Reason: To comply with the requirements of Part V of the Planning and

25. Development Act 2000, as amended, and of the housing strategy in th
development plan of the area.
(a) Prior to the commencement of any house or duplex unit in

development as permitted, the applicant or any person wit in
the land shall enter into an agreement with the plannin uch
agreement must specify the number and location of e e or duplex
unit), pursuant to Section 47 of the Planning and ent Act 2000,

that restricts all houses and duplex units p irst occupation by

individual purchasers i.e. those not being rpojate entity, and/or by

those eligible for the occupation of sg and/or affordable housing,

including cost rental housing.

(b) An agreement pursuant 47 shall be applicable for the period
of duration of the plan ' mipsion, except where after not less than two

years from the dategf gtion of each specified housing unit, it is

demonstrated salsfaction of the planning authority that it has not
been possi&:n ct each specified house or duplex unit for use by
r

individ (@ rs and/or to those eligible for the occupation of social
andfgr §ffordagble housing, including cost rental housing.

termination of the planning authority as required in (b) shall be

to receipt by the planning and housing authority of satisfactory

cumentary evidence from the applicant or any person with an interest in
the land regarding the sales and marketing of the specified housing units,
in which case the planning authority shall confirm in writing to the applicant
or any person with an interest in the land that the Section 47 agreement
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has been terminated and that the requirement of this planning condition
has been discharged in respect of each specified housing unit.

Reason: To restrict new housing development to use by persons of a
particular class or description in order to ensure an adequate choice and
supply of housing, including affordable housing, in the common good.

26. The developer shall pay to the planning authority a financial contribution in

respect of public infrastructure and facilities benefiting development iplg
area of the planning authority that is provided or intended to be pgd %

or on behalf of the authority in accordance with the terms of th
Development Contribution Scheme made under section he Widnning
and Development Act 2000, as amended. The contribyti alPbe paid
prior to commencement of development or in such yments as the
planning authority may facilitate and shall be s t y applicable
indexation provisions of the Scheme at the‘lige ment, Details of the
application of the terms of the Scheme | be Jagreed between the
planning authority and the develope ult of such agreement, the
matter shall be referred to An Bord MaSe&M to determine the proper
application of the terms of eme.

Reason: ltisa reqLur e Planning and Development Act 2000, as
amended, that a t 5 umng a confribution in accordance with the
Development tion Scheme made under section 48 of the Act be
applied to

éf/%?f

Ste Rhys Thomas

Senior Planning Inspector
19 October 2021
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