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1.0

1.1.

1.2,

1.3.

2.0

2.1.

Site Location and Description

The subiject site is located within the town of Tralee, approximately 500m to the
south-west of the town centre. The site occupies a prominent corner position with
James Street to the north, and Canal New Road to the west. There is hoarding along
the sites boundary and there is a single storey structure present with bound James
Street. To the south of the site, and fronting onto New Canal Road, there were three
commercial buildings, but one has been demolished, and the large surface
carparking area associated with the Kerry Group business is located to t

these buildings. The Kerry Group lands also include a former 3 store
building which lies immediately to the east of the subject propos

To the west of the site, this area of Tralee comprises a residgntls with a large
sports ground area across the road from the subject site, The s O’'Rahilly’'s GAA
Club also lies in very close proximity to the subject site a ark of Tralee, a
large public green space, lies within 200m to thegast € th¥’site. The wider area also
includes a number of uses including hotels well as other businesses,
including the 4 storey Brandon Court devel the north. The existing
buildings to the north of James Streetage three storeys in height while the
commercial units to the south co mercial buildings which rise to

approximately double height. Q
The site the subject of N ¥Nas a stated area of 0.12ha and is currently
idi

occupied by an exist

which has a stated floor area of 72m2. It was
inaccessible on y site inspection, but there appears to be some
dumping of terla oéCurring. The site is bound to the east and south by high walls.
The site eveloped in the past and is largely concreted, and therefore is

curr: ield in nature.

ed Development

Permission is sought, as per the public notices, to demolish derelict single storey

structure and to construct a 4-storey residential development consisting of 20 no.
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2.1.

2.2.

2.3.

2.3.1.

2.3.2.

One bedroom apartments, 10 no. Two bedroom apartments, a basement storage
area and all associated site works and services, all at James Street / Canal New

Road / Basin View, Tralee, Co Kerry.

The application included a number of supporting documents including as follows:
« Plans, particulars and completed planning application form.

¢ Design Statement

Unsolicited further information relating to drainage and water services Ia%@
sto

was submitted on the 26™ of August 2021.

Following the request for further information, the applicant submit

address the issues raised by the PAs request. The response i following:

¢ Revised Design Statement

+ Building Lifecycle Report Q Z

¢ Shadow Impact Assessment
* PartV Proposal — including a Part,V St f Understanding agreed with

Kerry Co. Co.

s Appropriate Assessment@i
o Water Services Re x
ded the scheme to provide for a greater mix of one

The further informatio
and two bedroom gnitSyw e revised proposal now providing for 20 no. 1

bedroom units 4nd 1 . 2 bedroom units. The amended proposal also provided for
revisions tgf't ent area to provide for the storage of bulky items. 55 bicycle
parking«gpa e now proposed within two areas including 35 internal spaces

om the entrance lobby and 20 spaces in the basement area. These are in

X

addition¥6 10 external visitor bicycle parking spaces proposed.

The response to the Fi request was deemed significant and revised public notices

were provided.
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2.3.3.

The applicant submitted unsolicited further information on two occasions following
the submission of the response to the Fl request as follows:

e 19" January 2022 The submission seeks to address the issues
raised in two third-party objections.

o 24% January 2022: The submission seeks to address the issues

raised in a third, third-party objection.

The above submissions were not considered significant, warranting read

3.0 Planning Authority Decision

3.1.

3.1.1.

Decision

The Planning Authority, following the submission of the 0 o the FI request,
decided to grant planning permission for the propo de\€lopment subject to 13

conditions.

Planning Reports @

Planning Officers Report:

The initial Planning report consider
the details submitted with thefapplid

submission, planning hi Tralee Town Development Plan policies and
objectives. The repo%t a pre-planning meeting was not held to discuss the
t:

report also includes a section on EIA and AA.

oposed development in the context of

tién, internal technical reports, third party

proposed devel

The PlanningiRepoff considers the proposed development under a number of

headin d s that the principle of the development is open for consideration
giv oning afforded to the site. While no visual impacts are noted as a
0

he PO considers that the use of red brick is excessive.

it is nOted that no car parking is proposed to serve the apartments and it is
considered that this is acceptable in terms of the provisions of the Sustainable Urban
Housing guidelines. The report notes, however, that the bicycle parking provision
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does not meet the minimum requirements and is therefore unsatisfactory. Further

information is required in this regard.

In terms of services, there are no objections noted with regard to water, soil, effluent
disposal or surface water disposal. The report does note that there is a concern
regarding potential flooding of the site and that a precautionary approach should be

taken. A specific flood risk assessment is required.

With regard to the apartment units, a number of issues of non-compliance wit
Sustainable Urban Housing: Design Standards for New Apartment Guideli

terms of minimum widths of living/dining rooms and lack of bulk storag, it

considered that a development of one-bedroomed apartments on t irable

and that a greater mix should be provided.

Finally, it is recommended that a shadow impact assessm e ied out to
consider the likely impact on adjacent properties.

Further information was required in relation to t e igsues.

Following the submission of the response to t est, the planning officers
report noted the response to the requestigsues, as well as the internal technical
reports in relation to same. The fina epts the response to the issues raised
and concludes that proposed de is acceptabie. In terms of development
contribution, a parking lev - d/The report recommends that permission be

granted for the propos ent, subject to 13 conditions. The SEP noted and

I
endorsed the plannixe report.
This Planning Report forfhed the basis of the Planning Authority’s decision to grant

planning S
Othe Reports
Build ontrol Officer: No objection subject to the applicant being advised

regarding Building Control Regulations and the need to obtain a Fire
Safety Certificate and Disability Access Certificate.
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Biodiversity Officer: The report notes the proximity of the site to the
Tralee Bay and Magharees Peninsula West to Cloghane ¢SAV and
Tralee Bay Complex SPA. AA Screening required.

Following the submission of the response to the Fl request, the
Biodiversity Officer prepared an AA Screening Report. The report
concludes that mitigation measures are not required, that the
development can be screened out and that AA is not required.

Roads, Transport & Marine Tralee MD: The report notes concern geg

the car free strategy proposed by the applicant. The Tra

Development Plan requires a minimum of 1.25 car
unit. While the applicant cites Section 4.27 of th
Housing Guidelines for this approach, they ha

support this view when considering Sectio
document.

The set-down parking space is_p&gyi jacent to the western
boundary of the developmentpace which is currently

designated Pay and Disg

d 4.24 of the same

Due to the proximity’ ohbalCOMies to the public road, details of the offset

@

opoSals required.

of the balconies pedge of the carriageway are required.

Public lightin

Water Services: epport notes no objection.
Flooding & a&tection Unit:  Following the submission of the FRA in

opise to the Fl request, the SEE of the Flooding & Coastal
tection Unit submitted a report advising satisfaction that the

proposal complies with the requirements of the development
management justification test outlined in the Planning System and
Flood Risk Management Guidelines. Conditions recommended for

inclusion in a grant of permission.
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3.1.3.

3.1.4.

Estates: Notes that the development won't be taken in charge. Conditions
recommended in relation to planning bond and site development

works.

Archaeologist Report:  There are no recorded monuments located in proximity to
the proposed development site which has previously been disturbed.

No mitigation required.
Prescribed Bodies Q
Irish Water: No objection subject to conditions. @
Third Party Submissions

3 third party submission are noted in terms of the planning ap ion mitted.

The issues raised are summarised as follows:

¢ The proposed provision of 100% one-bed units®pes\dot Comply with the

guidelines of the Local Area Development

» Parking is required under the County ent Plan.
L

* The height and scale of the dev ment on a small site.

* |ssues with dual aspect fi d it is noted that there are no dual aspect

units.

¢ Adequacy of stor, %on questioned.
* Heating sys% nQt deffined.
* Issues r@t ms of bin storage area and waste management.

» Biafclystyrage issues and lack of car parking. There is no public transport
Tralee.
. nce of site from services,

* Impact of lack of car parking on existing businesses.
¢ Issues raised in relation to the amenities of the proposed units.

o Roads and traffic issues.
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+ Overlooking of existing neighbouring properties.
* In adequate open space proposed.

o SUDs design should be submitted.

* Shadow impacts associated with the development on adjacent properties.

All three objections request that permission be refused.

Following the submission of the response to the Fl request, three further obje

are noted on the PAs files. These objections are from the original three objec

The issues raised are summarised as follows:
¢ Access to basement facilities questioned.
e Car parking should be provided.
. Inadéquate communal open space.

* Reference to an application for similar dewelop
site in terms of roads, traffic and parkipgsiss

referenced application should apply Be

nadjacent to the subject

sues raised in the

» [ack of car parking in the town influenced the movement of local
businesses from the town to e or West area.

* Issues raised with t etail in the drawings in terms of adjacent

development.

e The propoj&: oyerdevelopment of the site and does not meet planning

criteria e ainable Urban Housing Design Standards.

» S light / daylight concerns.

is zoned for mixed use, and not just residential.

details re the possibility of PV panels or location of heating systems

submitted.
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4.0

» Recent works to the road, including installation of traffic lights and pedestrian
crossing, have significantly reduced the value of homes and adversely

affected the quality of residents’ lives.
» Existing businesses stand to lose whatever parking is available.

» The Brandon car park is located 200m from the site and gets very busy with
overflow from the car park impacting Basin View. None of the fears regardi

parking are allayed by the revised proposal.

» Impacts in terms of the loss of sunlight have not been adequatel

Planning History

The following is the relevant planning history pertaining to sukigel site:

PA ref 03/306549: Permission granted to demolish tingystructures and
construct a four-storey development, including attfcgcomimodation, comprised of 2
commercial (shop/office) units at ground floor, "@'& partments on three floors,

[ J

together with ancillary site works.

PA ref 05/307113: Permission gra molish existing structures and

construct a four-storey 31 no. a sidential development over semi-
cillary site works.

basement car parking, togefifer
PA ref 08/307743: Pefmission efused to retain complete four-storey development

including attic accofMgodatior, comprised of 2 commercial (shop/office) units at
ground floor levgl and, 9 #bartments on three floors, together with ancillary site

works. Th S refusaf was stated as follows:

lvifg redard to the lack of semi-private or communal open space to serve

roposed development, it is considered that the proposed development
Juld be injurious to the amenity of future occupiers of the development and
would constitute substandard development and would set an undesirable

precedent for similar such development.
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5.0

51.

5.1.1.

The proposed development would be conirary to Ministerial guidelines and
the Tralee Town Council Development Plan 2009-2015 in relation to
apartment development. The proposed development would, therefore, be
contrary to the proper planning and sustainable development of the area.

PA ref 10/307871: Permission granted to retain works granted under PDA
6549/101/03, and to construct a four-storey development, comprising of 2 office units
at ground floor level and 5 apartments with ancillary accommodation, on three flaors,

together with all site works.

Policy and Context

National Planning Framework — Project Ireland 2040, D

The National Planning Framework — Project Ireland 2040 high-level strategic
plan for shaping the future growth and developm refgp
objective of the Framewaork is to ensure balanged Mygiogal growth, the promotion of

@-‘ sprawl. It is a target of the NPF

that 40% of all new housing is to be dafiveredWihin the existing built-up areas of

compact development and the prevention o

cities, towns and villages on infill wnfield sites with the remaining houses

to be delivered at the edge of and in rural areas.
The NPF includes a Chap&a ntitled ‘People, Homes and Communities’. It

sets out that place is j ic chieving good quality of life. A number of key policy

objectives are not€y as follgWvs:

. Nation‘l Poii?y bjective 33 seeks to “prioritise the provision of new homes at
I 1on can support sustainable development and at an appropriate
C

offprovision relative to location”.

ional Policy Objective 35 seeks “to increase residential density in
settlements, through a range of measures including restrictions in vacancy,
re-use of existing buildings, infill development schemes, area or site-based

regeneration and increased building heights”.
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5.1.3.

5.2.

5.2.1.

5.2.2.

5.2.3.

National Planning Objective 13 provides that “in urban areas, planning and related
standards, including, in particular, height and car parking will be based on
performance criteria that seek to achieve well-designed high-quality outcomes in
order to achieve targeted growth. These standards will be subject to a range of
tolerance that enables alternative solutions to be proposed to achieve stated

outcomes, provided public safety is not compromised and the environment is suitably

protected”.

Sustainable Residential Development in Urban areas, Guidelines ( ;
2009):
These statutory guidelines update and revise the 1999 Guideliffes*for ning

Authorities on Residential. The objective is to produce high qualily —and crucially —
sustainable developments:

» quality homes and neighbourhoods,

» places where people actually want to | ork and to raise families, and

« places that work — and will conti to work - and not just for us, but for our
children and for our children’

The guidelines promote the pri gher densities in urban areas as indicated
in the preceding guidelin i ains Government policy to promote sustainable

patterns of urban settl icularly higher residential densities in locations
which are, or will b€, y public transport under the Transport 27 programme.

Section 5.6 of the guidelines suggest that there should be no upper limit on the

number dieMi rmitted that may be provided within any town or city centre site,
subj h owing safeguards:
. liance with the policies and standards of public and private open space

adopted by development plans;

e avoidance of undue adverse impact on the amenities of existing or future

adjoining neighbours;
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5.24.

5.2.5.

5.3.

5.3.1.

+ good internal space standards of development;

¢ conformity with any vision of the urban form of the town or city as expressed
in development plans, particularly in relation to height or massing;

« recognition of the desirability of preserving protected buildings and their
settings and of preserving or enhancing the character or appearance of an
Architectural Conservation Area; and

 compliance with plot ratio and site coverage standards adopted in
development plans.

Chapter 5 of the guidelines deals with Cities and Larger Towns an here
there is good planning, good management, and the necessary ructure,
higher density housing has proven capable of supporting sugtaj nd inclusive
communities. In general, increased densities should be ou on residentially
zoned lands and particularly in the following locatiopé:

o City and town centres

o Brownfield sites (within city or town r@

» Public transport corridors
Section 5.7 deals with Brownfigldean nd notes that where significant sites exist

and, in particular, are close tc @ g or future public transport corridors, the
opportunity for their re-dev ment to higher densities, subject to the safeguards

expressed above gF i nce with local area plans, should be promoted, as
& r-free developments at these locations.

Housing, Design Standards for New Apartments, Guidelines
uthorities, (DoHPLG, 2020):

The tutory guidelines update and revise the 2015 Sustainable Urban Housing:
Design Standards for New Apartments Guidelines, and the 2018 Guidelines in
relation to Shared Accommodation schemes. The objective is to build on the conient

of the 2015 apartment guidance and to update previous guidance in the context of
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5.3.2.

5.3.3.

greater evidence and knowledge of current and likely future housing demand in
Ireland taking account of the Housing Agency National Statement on Housing
Demand and Supply, the Government's action programme on housing and
homelessness Rebuilding Ireland and Project Ireland 2040 and the National
Planning Framework, published since the 2015 guidelines. Aspects of previous

apartment guidance have been amended and new areas addressed in order to:

¢ Enable a mix of apartment types that better reflects contemporary hou

formation and housing demand patterns and trends, particularly in n
areas;

¢ Make better provision for building refurbishment and small u infill
schemes;

¢ Address the emerging ‘build to rent’ and ‘shared ac odation’ sectors; and

* Remove requirements for car-parking in certain ccurbétances where there

are better mobility solutions and to redu
The guidelines identify specific planning polic@wents in terms of apartments

jx of unit sizes, while Chapter 3 deals with

and Development Plans dealing with th
Apartment Design Standards, includi apartments, orientation of buildings

and dual aspect ratios, storage n rivate amenity spaces and security
considerations. Chapter 4 wala-communal facilities, including car and bicycle

parking. %
The primary aim of th elines is to promote sustainable urban housing, by

design‘and layout of new apartments will provide satisfactory

accommogat variety of household types and sizes — including families with
medium to long term. These guidelines provide recommended

mi ndards for:
» flGor areas for different types of apartments,
e storage spaces,

» sizes for apartment balconies / patios, and
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5.4.

54.1.

5.5.

5.5.1.

5.6.

5.6.1.

+ room dimensions for certain rooms.

The appendix of the guidelines provides guidance in terms of recommended
minimum floor areas and standards.

Urban Development and Building Heights Guidelines for Planning Authorities
December 2018.

The guidelines encourage a more proactive and flexible approach in securing

compact urban growth through a combination of both facilitating increas

and heights, while also mindful of the quality of development and bal

important mechanism to delivering such compact urban gro
Planning Policy Requirements (SPPRs) of the building heig idélines take
precedence over any conflicting policies and objectives blin City

Development Plan.

Design Manual for Urban Roads and StrURS), DoTTS, March 2013
( J

in terms of the design of the propose velopment, inciuding the entrance and
access to the site, it is a requireme atiney be considered against the Design
Manual for Urban Roads and % (BEMURS), DoTTS, March 2013. This Manual
replaces DMRB in respe arsban roads and streets and it does not differentiate

between public and pfiv riEn streets, where a 80kph speed limit or less applies.
The implement tx S is obligatory and divergence from same requires
written consefit from rgfevant sanctioning authority (NRA, NTA or DTT&S). The
Manual s ress street design within urban areas (je. cities, towns and

villages) it/8ets out an integrated design approach.

Tra unicipal District Local Area Plan 2018-2024

The Tralee MD LAP sets out the local planning framework for the area with the
exception of Tralee town. The Tralee Town Development Plan 2009-2015 (as

extended) will continue to apply to the area formerly administered by the Tralee
ABP-312838-22 Inspector’s Report Page 17 of 59



5.6.2.

5.7.

5.7.1.

Town Council. It is indicated that this Town Development Plan will remain in force
until after the adoption of the new County Development Plan. The Board will note
that the Kerry County Development Plan 2015 is currently under review and the
preparation of the new Kerry County Development Plan 2022-2028 is currently

underway.

Tralee is identified, with Ardfert, as the leading settlements within the MD and the

refers, to facilitate the development of residential units within

boundary in accordance with the core strategy.

Tralee Town Development Plan 2015 as varied and th

The subject site is zoned M4 Built Up Area in $ eing identified as an
Opportunity Site. Chapter 11 of the Tralee TDRyg€alSw¥ith zoning policy and

located within an area zoned Mixed Use

objectives and | note that the subject site
(Town Centres / Core Retail Area

Existing Residential / Town Ce &a 7 Built Up Areas (R2/M2/M4) and the
following is relevant:
It is the policy oal Authority to facilitate development that supports in
general t i nd use of the surrounding existing built up area.

Develppigent thaf does not support or threatens the vitality or integrity of the

uge Of these existing built-up areas shall not be permitted.

e development boundary of the town, in areas that are not subject to
ific zoning objectives, proposals for development will be considered in

relation to the following:
» The objectives of this and any other statutory plan;

* The character of the surrounding area; and
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Other planning and sustainable development considerations considered
relevant to the proposal or its surroundings.

5.7.2. In addition to the above, the following policy objectives are considered relevant:

» Housing Policy Objectives (Chapter 7):

o

Policy Objective HPO6 - Have regard to increased residential densities in
appropriate locations in accordance with Sustainable Residential in Urban
Areas while ensuring that the overall character of the area shall b

maintained.
Policy Objective HP22 - Ensure that residential densities ensity
of appropriate adjoining development, Higher densiti nsidered

in the town centre or within close proximity to the

o Urban Design Policy Objectives (Chapter 8)

o]

Q

o]

(o}

¢ Development
12.5 which IS

5.7.3. Inadditio

Devel
f

Policy Objective UDP02 0 Z
Policy Objective UDP04
Policy Objective UDP05

Policy Objective UDPQ7,

Policy Objective u
Policy Objecti PO

Guidelines (Chapter 12) and in particular, Section
esidential Development Guidelines.

ahove, [ note the provisions of Variation No. 5 to the Tralee Town
n, and that the subject site is identified as an Opportunity Site. The
ions are considered relevant;

.2.2 Brownfield Development:

There will be a greater policy emphasis placed on renewing and developing

existing built-up areas rather than continual expansion and sprawl of the town

out info the countryside, with a target of at least 30% of new housing to be
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5.8.

5.8.1.

5.8.2.

delivered within the existing built-up areas on infill and/or brownfieid sites.
This is making better use of under-utilised land, including 'infill’ and
‘brownfield’ and publicly owned sites together with higher housing and jobs
densities, better serviced by existing facilities and public transport.

* 3.8.2 Brownfield/ small Opportunity Sites:
A number of small opportunity sites have been identified, the development of

these are of prime importance to the economic and residential regener,
of the town. These sites include a number of smaller brownfield site€"8it
off James St/Basin View, Pembroke Street, Godfrey Place (forgter
bakery), Kelliher's Mills. The tocal authority will encourage r pment
of these sites throughout the town on a case-by-case

Development potential:

Desirable re-development of these sites includ a?esidential units,
tourist related services, small scale tourist g¢commo@étion, small scale office
development. New buildings shalf gen b or three storey, simple
and consistent in design with the tradi tscape. Sensitive

contemporary design is open to sideration. A design brief will be required
of any proposal demonstrati onale for the proposed design chosen

by the developer.

Natural Heritage Desi %

any designated site. The closest Natura 2000 site is the

The site is not locgte Myit
Tralee Bay SP i e: 004188) which is located approximately 0.7km to the
#€. The Tralee Bay and Magharees Peninsula, West to Cloghane
02070} lies approximately 0.8km to the south-west of the site. The
Ak nna and Barrow Harbour SAC (Site Code: 000332) lies approximately

8.8km t e north-west of the site.

Ballyseedy Wood SAC (Site Code: 002112) lies approximately 3km to the south-east
of the site while the Slieve Mish Mountains SAC (Site Code: 002185) lies
approximately 3km to the south. The Stack's to Mullaghareirk Mountains, West
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5.8.3.

5.9.

5.9.1.

5.9.2.

5.9.3.

Limerick Hills and Mount Eagle SPA (Site Code: 004161) lies approximately 6.6km
to the north-east.

The Castlemaine Harbour SAC (Site Code: 000343) lies 11.1km and the
Castlemaine Harbour SPA (Site Code: 004029) 12.3km to the south, the Lower River
Shannon SAC (Site Code: 002165} is located approximately 12.6km to the east of
the site and Magharee Islands SAC (Site Code: 002261) approximately 14.8km to
the north-west.

EIA Screening

The application was submitted to the Board after the 15t Septem
therefore after the commencement of the European Union (P

Development) (Environmental Impact Assessment) Regulat

ltem (10){b) of Schedule 5 Part 2 of the Planning an De ent Regulations
2001 (as amended) provides that mandatory ElAds reduir for the following classes
of development:

e Construction of more than 500 weli

o Urban development which olve an area greater than 2ha in the case

of a business district, 1 ase of other parts of a built-up area and
20ha elsewhere.

(In this paragr: E ss district” means a district within a city or town in
which the ﬂ( t land use is retail or commercial use.)
ve ent comprises the demolition of an existing single storey

The propose@
structur struction of a 4 storey block of 30 apartments on a site of

0.12ha. is located on zoned lands within the settlement boundary of the

afee and on a brownfield site. The site is located immediately adjacent to a
mix OfrSes including existing residential developments to the north and west, with
commercial development also located in close proximity, and as such, might be
described as ‘other parts of a built-up area’ rather than a ‘business district’. High

Street, Bridge Street and The Mall, the primary commercial area of the town of
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5.94.

5.9.5.

Tralee, lie within 300 and 600m of the subject site. As such, | am satisfied that the
site area is substantially below the 10ha threshold for ‘other parts of a built-up area’.
It is therefore considered that the development does not fall within the above classes

of development and does not require mandatory EIA.

In accordance with section 172(1)(b) of the Planning and Development Act 2000 (as
amended), EIA is required for applications for developments that are of a class
specified in Part 1 or 2 of Schedule 5 of the 2001 Regulations but are sub-threg
where the Board determines that the proposed development is likely to ha
significant effect on the environment. For all sub-threshold developmepts
Schedule 5 Part 2, where no EIAR is submitted or EIA determinatiaf r siéd, a

screening determination is required to be undertaken by the ¢ te hority
unless, on preliminary examination it can be concluded that th&f is do real likelihood

of significant effects on the environment.

Having regard to:

(a)  the nature and scale of the developm

{b)  the location of the site within the develo t boundaries of Tralee,

(¢)  the location of the developm of any sensitive location specified in

article 109(3) of the Plad evelopment Regulations 2001 (as
amended), x

real

e

likelihood of significant effects on the environment

It is concluded that thefe i
arising from the p % lopment. The need for environmental impact
assessment ca‘, thezf e, be excluded at preliminary examination and a screening

determingifopnis quired.
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6.0

6.1.

6.2.

The Appeal

Grounds of Appeal

This is a joint third-party appeal against the decision of the Planning Authority to

grant planning permission for the proposed development. The appellants are Laura

& Graham Foster of Windmill Glazing and Andrius Krusa of A&D Garage.

The grounds of appeal reflect those issues submitted during the PAs assess

the proposed development and are summarised as follows:

The

The PAs decision is based on an erroneous and misguided r
national guidance related to the development of apartme
locations leading to a failure to fully recognise and criff s the site's

jocal and immediate planning context.

The proposed development directly adjoinin

with a separate proposal on the souther
piecemeal and ad hoc redeveiopme “ ifentified opportunity site and
prejudice, in a fundamental way, the Wgute/@Velopment potential of the
appellants’ land.

The lack of car parking 2 phaposed development will impact unduly and
negatively upon thegop % of the appellants businesses directly adjoining

the subject de t site and residents in the immediate area. As a result,
the prt:)pos‘xa opment would create an undue traffic impact at this

locatio ger public safety by reason of traffic hazard.
T Il stheme, including the proposed communal open space provision,
p residential apartments and facilities to serve same would afford an

sfactory standard of amenity for future occupiers.

eal request that the Board refuse permission for the development.

Planning Authority Response

None.
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6.3.

6.3.1.

6.4.

First Party Response to Third Party Appeal
The first party submitted a response to the third-party appeal. The response is
summarised as follows:

¢ The appellants statement that infers national guidance is intended for city
locations only is inaccurate and contradictory. The guidelines apply to all
housing developments that include apartments that may be available for,

¢ The site is located in a central urban location.

» It would be inappropriate to design a new residential scheme e e
scale, height and form of the existing industrial buildings.

* There is a clear planning history on the application sit of the

application site demonstrating that, regardless of t nity site
designation.

* The zoning matrix shows that residenti Vv nt is open for

consideration.

» A pre-planning meeting took plat&in June 2019 to discuss the principle of

developing residential and s

» Submitted photographs blition relates to a different site, not connected

to or associated wi applicant,

» Storage has flee™Provided in accordance with the requirements of the
Apartme i

Itis reques ission be granted.

Ob

There ai€ 2 observers noted in relation to the subject appeal from Denis McCarthy &
Others and Mary Foster. Both observations support the third party appeals and

request that permission be refused on grounds relating to:
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o Veracity of the applicants claims in terms of shadow impact tested and found
that the claims of ‘some partial shading’ to be significantly inaccurate.

¢ The scale of the building is imposing and intrusive and residents whao live

across the road from the development will be overlocked.
o Parking issues restated.
¢ Impact on existing businesses.

» Roads and traffic issues arising from the proposed development.

o The development will hinder any future development of existi
adjacent to the site. All south facing windows face directly int acent

premises.

+ The development will have an overbearing impact, wo -@ visually

obtrusive, would overlook and seriously injurg ad] roperties.

¢ Brownfield lands must be balanced with the receiving environment

of established properties. Houses a ad are 2 storey in height.
®.

e The Tralee Town DevelopmenigPlan S (Nat buildings shall generally be
two or three storey, simple, sistent in design with the traditional
streeiscape.

¢ The development @il congestion in the area of the cbservers’
business.

* The develoPge s to provide adequate car parking.

Locatian of Bin storage immediately adjacent to observers’ property will give
o {rartic congestion, and a risk of odour and rodents.

te® recent refusal of permission for the construction of a 3 storey 18

artment development in a residential area of Tralee which included 11 car
parking spaces on the grounds of overdevelopment, lack of usable communal
space, inadequate provision for off street parking, traffic congestion and ad
hoc car parking.

ABP-312838-22 Inspector's Report Page 25 of 59



7.0

7.1,

7.2.

7.2.1.

Planning Assessment

Introduction

Having undertaken a site visit and having regard to the relevant policies pertaining to
the subject site, the nature of existing uses on and in the vicinity of the site, the
nature and scale of the proposed development and the nature of existing and
permitted development in the immediate vicinity of the site, | consider that th

issues pertaining to the proposed development can be assessed under t

I
headings:
1. Principle of the development ;

2. Compliance with National Guidelines & Standar

Density v

4, Layout & Design, Unit Mix & Typolo

5.  Visual Impacts and Residential
@

6. Roads & Traffic Issues

w

7. Water Services

8. Other Issues O
Principle of the dev I%x

The proposed déve t seeks the demolition of an existing derelict single storey
structure a ongtruction of a 4-storey residential development consisting of 20
no. One partments, 10 no. Two bedroom apartments, a basement storage

are ociated site works and services, all at James Street / Canal New
Road n View, Tralee, Co Kerry. The Board will note that the original proposal
for the site was amended following a request for further information, which provided
for an improved mix of residential units as well as some desigh amendments. The
scheme proposes no on-site car parking and 55 bicycle parking spaces, 35 of which
will be located internally.
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7.2.2. This area of Tralee includes a variety of uses including commercial, residential and
recreational. The site lies within 300- 500m of the town centre and occupies a
prominent corner position with James Street to the north, and Canal New Road o
the west. Existing buildings in the vicinity comprise 2 storey residential to the west
and three and four story buildings to the north. To the south, there are two
commercial units which are double height.

7.2.3. The Board will note that the site is located within the settlement boundaries of

town of Tralee on lands zoned M4 Built Up Area. The Tralee Town Develo
Plan 2015 as varied and extended also identifies the subject site as a
Site. Section 11.4 of the Plan deals with Existing Residential / Towafgen
Built Up Areas (R2/M2/M4) and the following is relevant:

It is the policy of the Local Authority to facilitate deve at supports in
general the primary land use of the surrounding i It up area.
Development that does not support or threa the, yitality or integrity of the
primary use of these existing built-up areaS\ghall hot be permitted.

Residential is a permissible use under the ¢ % zQning.

7.2.4. Variation No. 5 to the Tralee Town DéVelopment Plan, and that the subject site is
identified as an Opportunity Site. e a number of sections which are

considered relevant, notably 3 .2 which relates to Brownfield Development
which sets a target of at t 38a-4f new housing to be delivered within the existing
built-up areas on infilfand

pity Sites. The Variation to the Town Development Plan

Brownfield/ small ORLLID
sets out the developm@nt potential for opportunity sites seeking the desirable

redevelo sites to include a mix of residential units, tourist relates

wnfield sites, and Section 3.8.2 which relates to

services, Ifscale tourist accommodation and smail-scale office development.

fuFther provides that ‘new buildings shall generally be two or three storey,

ind consistent in design with the traditional streetscape. Sensitive
contemporary design is open to consideration. A design brief will be required of any
proposal demonstrating the rationale for the proposed design chosen by the
developer'.
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7.2.5. The Board will also note the provisions of Objective OSR-01 which states that it is

7.2.6.

7.2.7.

7.2.8.

the policy of the Council to facilitate and/or require the preparation of masterplans
where appropriate prior to the redevelopment of opportunity sites identified within the
plan. | note that there is a recent appeal to the Board which relates to the southern
end of the Opportunity Site whereby permission is also sought for an apartment
development (ABP-313744-22 refers). The third-party appellants, who own the
central section of the Oppertunity Site, has raised concerns regarding the pote
impact on their property in terms of the ongoing business operations and thgfu

development potential of their property.

Having regard to the location of the subject site, on serviced lands g£ong®fo
development purposes, which include residential use, togethe t oximity to
public transport, retail, community and social facilities, it is reas®nablg to conclude

that in principle, the development of the site for residential s is acceptable.

The principle, however, is subject to all other planni sig¢rations including

issues reiating to roads and traffic, visual and r, enities, water services

and other considerations which | will address low. In the first instance

however, | would be concerned that a t of plahning permission on part of this

Opportunity Site, having regard to th% appeal currently with the Board, would
e

| of the central section of the site,

significantly affect the developn@
As such, and having regar h isions of Objective OSR-01 of the Tralee
Town Development P onsider that in the absence of an agreed overall
layout plan for the d agj

e ne

would determing th for and co-ordinate the provision of an appropriate range

ent lands within the identified Opportunity Site (which

and scale ent) the proposed development would represent a piecemeal

approa stainable development of the area and would, thereby, conflict

with ‘% ed policies of the planning authority. Accordingly, it is considered that the
propos&glievelopment would be contrary to the proper planning and sustainable

development of the area.

Should the Board not agree, | propose to continue my assessment of the proposed

development.
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7.3.

7.3.1.

7.3.2.

7.3.3.

Compliance with National Guidelines & Standards:

Having regard to the location of the subject site within the settlement boundary of the
town of Tralee and within 500m of the town centre, together with the brownfield
nature of the site and the planning history of site, | am generally satisfied that the
principle of a residential development can be considered acceptable and in
accordance with the general thrust of national policy. The subject site has a stated

as follows:

Unit Type

1 bed

2 bed (4 person)
Total

The objective of the Sustainable Residentia Mnt in Urban Areas 2009

Guidelines, and its companion design man oduce high quality, and
crucially, sustainable developments communities through the reduction, as far
as possible, of the need to travel, y by private car, and promoting the

efficient use of land. The Gui tggether with the companion design manuai,
sets out a series of 12 crit€gia WhRich should be employed in the assessment of
planning applications ls.

The Sustainabl & #dl Development in Urban Areas: Guidelines for Pianning
Authorities syggest that in areas close to public transport corridors, minimum

per hectare should be applied subject io a number of
density proposed in the amended proposed development is

ately 250 units per hectare, down from the originally proposed 291 units per
hectal” In terms of compliance with the local policy requirements, the Board will
note that the Tralee Town Development Plan 2009-2015 (as extended & varied)
makes no specific references to residential densities, rather requires that the

appropriate density for applications be considered by the PA on a case-by-case
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7.34.

7.3.5.

basis and will be based on the density of the surrounding development and proximity
to the town centre. The Plan further states that the quality of the design of the

scheme will also heavily influence the decision.

The Sustainable Urban Housing: Design Standards for New Apartments, DoHPLG
December 2020

The 2018 guidelines update the guidelines from 2015 in the context of greater
evidence and knowledge of current and likely future housing demand in IrelarQ
taking account of the Housing Agency National Statement on Housing D d
Supply, the Government's action programme on housing and homel es
Rebuilding Ireland and Project Ireland 2040 and the National Pla ragrework,

published since the 2015 guidelines, and specific policy objecifve nined in
these guidelines take precedence over policies and objecties o elopment plans.

The aims of the guidelines are to enable a mix of ap enWypes, make better

provisions for building refurbishment and small-s urbapn iNfill schemes, address

the emerging ‘build to rent’ and ‘shared acco fi ectors and to remove
requirements for car-parking in certain circum

lines, and in terms of the subject appeal,

The 2020 Guidelines update the 201
f the Guidelines provide for Apartment

are the appropriate guidelines. Chagte
Design Standards, and | propos @ bnsider the proposed development against

these requirements as follow

a) Apartment fl ;
The Guigéli

mini
n
th
|I No ofjdnit Type | Minimum overall F/A [Proposed F/IA Total F/A
‘ 20 x One bedroom 45.0m? 1 x 47m?2
2 X 49.2m? 1,065m?2
1 x 49.5m?
1 x 50.3m?
- 4 x 51m?
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1 x51.3m2
2 x52.4m?
2x53.1m?
2 x 54.8m2
1 x 56.6m?2
1 x60.7m2
2 X 63.3m?

10 x Two

persons)

bedrooms (4

73.0m?

1x74.6m?
3 x74.9m?
1 x77.6m?
2 x 78.7m?
1x79.7m?
2 x 87.4m?

788.8m?

30 units in Total

The development proposes 30 x 1 and 2 bedroom apart

proposed achieve the minimum floor area required b

living/dining rooms

Minimum widths for the main | Width o

ng ' Aggregate floor area
' of living / dining /

Apartment type A kitchen area*
One bedroom .3 m 23.0m?
Two bedrooms (4 person) y\’i‘ﬁ m 30.0m?2

* Combined Living& edspace also includes circulation.
The Board wil here is an error in the accommodation schedule

submitted Tofgwi
27. Thi sch indicates a combined area of 23.5m?, but the plans indicate

.25m2. In terms of the above, | am satisfied that the proposed

e request for further information with regard to unit no.

a
eWalopiment adequately accords with the guideline requirements.

) eguarding Higher Standards

It is a requirement that ‘the majority of all apartments in any proposed scheme

of 10 or more apartments shall exceed the minimum floor area standard for

any combination of the relevant 1, 2 or 3 bedroom unit types, by a minimum of
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10% (any studio apartments must be included in the total but are not
calculable as units that exceed the minimum by at least 10%)’.

Having regard to the floor areas of the units proposed, the Board will note that
17 of the 1 bed units exceed the minimum floor area of 45m?2 by 10% which
comprises the majority of the total apartments in the scheme. | also note that
2 of the 2 bed units exceed the minimum floor area of 73m? by 10%. As such,

the scheme complies with the 2020 Apartment Guideline requirements

c) Dual aspect ratios:

This issue relates to the availability of daylighting and orientat fli
spaces in order to maximise the amenity of occupants of the Wfarti®ents. The

ck which will

proposed development provides for 30 apartments in
are noted as

its,

rise to between 3 and 4 storeys. Of the proposed
, together with its

ers, that at least 33% of

having a dual aspect. Give the location of the
brownfield nature, the Guidelines require, R 4

units are dual aspect and, in this rega roposed development complies
with the 2020 Apartment Guidelings withgQ%t the 30 units proposed being

nits, 4 have a southern aspect, 7

dual aspect. Of the 18 single
ern aspect. All apartments are afforded

m of small balconies which meet the
depth required in the Guidelines. QOverall, | am

generally satisfi S is acceptable.
d) Floor to
itis ific policy requirement, SPPR 5, that ground level apartment floor

ights shall be a minimum of 2.7m, and 3m should be considered

q‘ -storey buildings. The sections submitted with the planning
gotiments and appeal indicate that a floor to ceiling height of 2.7m at ground
floor level, and 2.4m across the upper floors. This is considered acceptable.
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e} Lift & Stair Cores:

The proposed development includes two stair cores within the building. A lift
area is also proposed to serve the development in proximity to the main stair
core to the west of the building and adjacent to the main entrance. Having
regard to the scale of the proposed development, | am satisfied that the
proposed stairs and lift arrangement is acceptable.

f) Internal Storage:
The proposed development provides for storage within all apartm ;

Minimum storage requirements are indicated in the guideline oted
that said storage ‘should be additional to kitchen presses ghd ro

furniture but may be provided in these rooms. A hot p orfpiér space will
not count as general storage and no individual storagé®0onj within an

apartment shall exceed 3.5m2’

The Guidelines also advise that storage for bulky itéms outside the individual

units should also be provided, apart frogg.bi

serve the development. The miimum StOrage space requirements are

arking requirements. The

Board will note that the developmen s external storage facilities to

identified as follows:

Minimum storage spaceé requirements

One bedr 3sgm
P

4 person) | 6sqm

In the gontext opthe proposed development, the Board will note that the
wings indicate that storage is provided within each apariment,
adghtional storage facilities also provided remotely at basement level. |
edhat the internal storage provisions appear to generally accord with the
quirements of the guidelines.

g) Private Amenity Space:

It is a specific planning policy requirement that private amenity space shall be

provided in the form of gardens or patios/terraces for ground floor apartments
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and baiconies at upper levels. The guidelines require the following minimum

floor area for private amenity space:

Minimum floor area for private amenity space

One bedroom S5sqm

Two bedrooms (4 person) 7sgm

Alt apartments are provided with balconies or terraces, all of which appg

achieve the recommended area and 1.5m minimum depth required ;
Guidelines. All private open spaces adjoin and have a functiona}fe ip
with the main living areas of the apartments and primarily hage utirern,
western, or eastern aspect, other than the 7 units identi as ing a single

northern aspect.

h) Security Considerations
The Guidelines require that apartment dest hould provide occupants and
their visitors with a sense of safety an'ty Y maximising natural
surveillance of streets, open spacgs, pl8 £ W and any surface bicycle or

e clearly indicated, well lit, and

car parking. Entrance points s

overlooked by adjoining dyallinds. Particular attention should be given to the

security of ground flogy @ @
communal areas.

The Board wilkn a) the main entrance to the apartment building is located

fs and access to internal and external

on the w n SgyAtion, and on to Canal New Road. There is a further gated
acce posgd to the north of the site onto James Street. | am generally
saMfi at the access to the building and matters of security are
e.
7.3.6. Chap f the Guidelines seeks to deal with communal facilities in apartments and
deals with access & services, communal facilities and refuse storage as well as
communal amenity space, children’s play, bicycle parking and storage and car

parking.
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7.3.7.

7.3.8.

7.3.9.

7.3.10.

In terms of the provision of refuse storage, the Board will note that a bin storage area
to service the apartments is proposed within the ground floor area at the at the
south-western corner of the proposed building. The refuse area proposed covers
approximately 31m? and the plans submitted suggest that a 3-bin system will be
provided using large sized wheelie bins to serve the development.

The bin store area includes a set of double doors which will open onto Canal New
Road with access for residents via an access gate from the communal space Ig

to the south of the building. | am generally satisfied that the proposed bin sté
provision is acceptable and that any impact associated with waste collggli
considered as being reasonable at this urban location. The period p
associated with bin collection is short, and likely only once a w d 0 note
that there are other properties and developments in the immEdjgsmyigiity of the site

which also require refuse collection. The level of impactggsoci with the
proposed development in this regard is considered 'nin%acceptable.

In relation to communal amenity spaces, the de meht proposes 2 landscaped
areas, 1 to the north of the building, and fro @ to James Street of approximately
136m? and an area to the south of pro ”»

sed® g of approximately 84m?. In the

context of the proposed develop uld note that the open space area

proposed within the scheme ogeERic proximately 18% of the site area. | am

space.

provision of commun
The Board will ncu%no ar parking is provided for within the proposed
G

development lines promote the location of apartments which have access

generally satisfied that th d/development is acceptable in terms of the
e

fo public rt ahd other sustainable transport modes. Where it is appropriate to

ing provisions, high quality cycle parking and storage facilities should
he guidelines require that 1 cycle storage space per bedroom is

he proposed development therefore requires 40 bicycle parking spaces for
residents. In addition, there is a requirement for 15 visitor bicycle parking spaces to
serve the development. The Board will note that the scheme proposes to provide
internal parking for 35 bicycles at ground floor level with an additiona! 20 secure

spaces proposed at basement level, separate from the bulky storage units proposed.
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7.3.11.

7.3.12.

7.3.13.

In addition, 10 external bicycle parking spaces are to be provided adjacent to the
pedestrian entrance on James Street to the north of the building. | am satisfied that

the development adequately provides for bicycle parking.

In terms of car parking, the Guidelines notes that the quantum or requirement for car
parking will vary in terms of the location of the site. Section 4.19 suggest that the car
parking provision ¢can be minimised, substantially reduced, or wholly eliminated in

certain circumstances. Such policies are applicable in highly accessible areasg
adjoining city cores or at a confluence of public transport systems. |n additi

infill schemes on sites of up to 0.25ha, noting that car parking proyigi
relaxed in part or whole, on a case-by-case basis. Where it is

reduce car parking provision, it is necessary to ensure the proviSion gf an

appropriate drop off, service, visitor parking and parking fo bility impaired. |
would note that the guidelines clearly suggest that gheseNoc3tons are central and/or
accessible urban locations which are ‘most lik infLities, especially in or
adjacent to city centres or centrally located e t locations.’ The subject site

| and/OF accessible urban location.

is considered to be located within a ce

Having regard to the proximity of thé & isting public parking, together with its

location within walking distance; @ ing public transport services including the bus
and train station, as well a tOWa-Centre, | am satisfied that the site is an

apon for the proposed residential development, with a

appropriate and acces
reduced car parkin Visi
guidelines

rinciple of the proposed development, | am generaily satisfied that

. This approach is in accordance with the national

> of the development is acceptable in terms of compliance with the local
policy context other than with respects to the preparation of a master plan for the
wider Opportunity Site. In addition, | am satisfied that the proposed development
complies with the general thrust of the Sustainable Urban Housing: Design
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7.4.

741.

Standards for New Apartments, DoHPLG December 2018. In this regard, the

following is relevant:

+ | am satisfied that the building has been designed to provide appropriate

access to the building.

+ In terms of community facilities, having regard to the minimal scale of the
development, | am satisfied that such facilities are unnecessary.

¢ With regard to communal amenity space, | am satisfied that the prop

ground floor amenity areas are acceptable.

» In terms of bicycle parking and storage, | am satisfied that t op
development is acceptable.

* The proposed development does not propose car pa ces within the
scheme. The guidelines facilitate the reduction in
spaces, or the elimination of such provisiop in circumstances. Given

the location of the site, and the proximj e sile to shops and services as

@

appropriate to serve the propogéd deve ent.

well as public transport, | am satisfi 0. 0on-site parking may be

* A communal refuse storag roposed at ground floor level, which is

accessible to all futuret :
Density: %x
The subject s@ approximately 300-500m to the south-west of the town
zon

centre on lanfis 4 ‘Built Up Area’. The site comprises a prominent corner site

isfCurre rownfield in nature and is identified as an opportunity site in the
0 evelopment Plan, 2015 as varied and extended. In terms of density,
P

an does not stipulate, rather advises, at Section 3.2.4, that the ‘Council

which
Trale

will fagllitate the redevelopment of backland/vacant/derelict sites and will encourage
the construction of well-designed high-density apartments or residential units subject
to the adequate provision of amenity space and refuse storage’. In addition, as an
identified Opportunity Site, Section 3.8.2 of the Plan is relevant whereby it is stated
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742

7.4.3.

744,

7.5.

7.9.1.

that the development of these sites ‘are of prime importance to the economic and
residential regeneration of the town’. As such, the principle of the proposed

development is considered appropriate and acceptable.

I would note that the Plan continues, that ‘Desirable re-development of these sites
includes a mix of residential units, tourist related services, small scale tourist
accommodation, small scale office development. New buildings shall generally be

two or three storey, simple and consistent in design with the traditional streetsg eQ
Sensitive contemporary design is open to consideration. A design brief wil

required of any proposal demonstrating the rationale for the proposed gesi en

by the developer.’

The development before the Board proposes 30 residential unfts covering
0.12ha which would result in a density of 250 units/ha. In s above, | am
satisfied that a high-density development can be accofymodgfted on the subject site

and is support by the local policy context.

The site is considered to be located within th re and is a brownfield site,
as detailed in Section 5.7 of the Sustainable ROnAeAME| development in Urban

09). In this context, | consider that the

Areas Guidelines for Planning Authogii

)

nd | am satisfied that the development as proposed

ceptable at this location within the town of

proposed density of 250 units/h
proposed development accords with the

Tralee. | am generally satisfi
principles of the national gglic
racter, scale and setting of this area of the town.

responds appropriax
Layout & Desi@t ix & Typology:
The progo lopment site comprises a corner, brownfield site with frontage

eet to the North and Canal New Road to the west. The buildings to
James Road rise to three storeys and four storeys on the corner. The

design of the building will rise to approximately 13.2m in height over ground level,
and is comparable in terms of the existing building, Brandon Court, to the north-west.
The existing development in the immediate vicinity of the site comprises terraced

and semi-detached houses to the north and west, as well as double height
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7.5.2.

7.5.3.

7.54.

commercial buildings to the south. There is a 3-storey former apartment
development (now part of the Kerry Group lands / property) to the east of the site.

The proposed development provides for the construction of a single apartment block
which will front onto both James Street and Canal New Road, with pedestrian access
provided for on both streets. Communal amenity spaces are proposed at two
locations, including one along the boundary of James Street, and a second
communal space proposed to the south of the proposed building. While [ woul
acknowledge the somewhat restricted nature of the communal open space
proposed, in particular with regard to active recreation, | would note thatthere,is
large area of open space located in very close proximity to the subjélt sit e
north-west. g y
Chapter 5 of the Sustainable Residential Development in U S, 2009 deals
with Cities and Larger Towns, and sets out the design s to ensure the
provision of high-quality residential environments afit\the §fficient use of serviced
lands. Detailed advice on the criteria to be cons| d ipfthe design and assessment
of higher density residential development is @. ed in the Department’'s companion
@,

design manual to the guidelines and inglude TesfOllOwing:

e acceptable building heights?
o avoidance of overlooki overshadowing;

e provision of adeguategrivate and public open space, including landscaping

where appr afe play spaces;
e adequ te space standards in apartments;
ng provision close to dwellings; and

of ancillary facilities, including childcare.

building seeks to reflect that of the adjacent Brandon Court building, which | consider
to be acceptable. In addition, | am generally satisfied regarding the proposals for
open space, the accommodation provided within the apartments and car parking

proposals. | do not consider that the development is of a scale which requires the
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7.5.5.

7.58.

7.5.7.

7.5.8.

provision of childcare facilities. | will address matters relating to overfooking and
overshadowing further in this report, and while | note the third-party concerns with
regard to the proposed development, | am generally satisfied that the overall design

approach is acceptable, and | have no objections in principle.

I note the pallet of materials to be employed at the site and | am satisfied to conclude
that the development if permitted as proposed (amended proposals submitted
following the request for further information), would contribute positively to th
surroundings of the site and would not represent a significant visual impa hi

urban landscape.

In terms of unit mix and typology, the development, as permitted S

apartments only as follows:

Unit Type Proposed l OWhits
1 bed R 20 A 6.7

2 bed (4 person) 333
'L_Total ) | 100 |
The Board will note that the propos ment seeks to construct only one type

of residential unit, ait being aparjf®gts. \also note the existing residential
development in the immedi % bf the subject site includes a range of

densities including semi>dajacRgd, houses and terraced houses. There are further

apartment developmen south-west of the subject site.
In addition to th@%ﬂd@ the planning history of the site whereby permission
nt

was previo for mixed use developments including apartment. | am
satisfied ments are an appropriate form of housing which can contribute to
ad th#”existing housing shortage in the country and can appropriately

increadg refsidential density on suitably zoned and serviced lands.

Given the location of the subject site in close proximity to the town centre and
associated amenities, including shops, schools, sports grounds, as well as public
transport, | am satisfied that the nature of the proposed development presents an
appropriate residential form to serve the needs of the wider community in terms of
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7.5.9.

7.6.

7.6.1.

7.6.2.

housing mix and typologies. | further note the provisions of the 2018 Urban
Development and Building Height Guidelines for Planning Authorities in addressing
the need for more 1 and 2 bedroom units in line with wider demographic and
household formation trends, while at the same time providing for the larger 3, 4 or
more bedroom homes across a variety of building typology and tenure options,
enabling households to meet changing accommodation requirements over longer

periods of time without necessitating relocation.

While | acknowiedge the limited housing type/mix proposed in the current s

given the wide choice of housing types available in the area, | am sati

principle of the proposed development is acceptable, and in compli e
relevant ministerial guidelines and the Urban Design Manual. | t the mix
as proposed is acceptable and in accordance with the provigio h national
and local palicy.

Visual Impacts & Residential Amenity ,Q E

The Urban Development and Building Heig lines for Planning Authorities
(Dec 2018), builds on the wider natiopd| poli jective to provide more compact

forms of urban development as o he National Planning Framework.

Increased building heights is | having a critical role in addressing the
delivery of more compact gro rban areas, particularly cities and larger towns.

Specific Planning Polj eq@irements (SPPRs) of the height guidelines take

precedence over
Development a Tralee Town Development Plan 2015.
In suppo r@gposed development, the applicant submitted contextual

elevatio number of photomontages as part of the design assessment, to

flidting policies, and objectives of the Kerry County

velopment as proposed. The design provides for a mix of grey coloured
a smooth plaster finish is acceptable. Having regard to the context of the

subject site in the town of Tralee, | am satisfied that the four-storey building, with the
third floor set back, is acceptable and appropriate to this comer site. | have no

objections in principle to the overali design of the proposed apartment block, or
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7.6.3.

7.6.4.

7.6.5.

indeed the proposed height. Overall, | consider that the development provides an
appropriate transition in scale and has due regard to the nature of the surrounding
morphology, without appearing over dominant, overbearing, or incongruous in this

streetscape.

Overlooking

The Board will note that third-party have raised concerns in terms of the potenti
overiooking associated with the proposed development on residential prope

the vicinity. In particular, concern is raised with regard to the houses loc 0

west side of Canal New Road. In this regard, | estimate that the fron n alls

of the two storey houses lie approximately 17m from the boundar e Spbject site,

minimal potential for overlooking of existing adjacent gfop sZln terms of the

across the road. In terms of the actual houses themselves, | efti t the subject
site is approximately 21m. Given this separation distancegham setisfied that there is
N
houses to the north of James Street, | would acc hat the main private amenity
spaces lie to the rear of the houses. Therefor e little or no potential for
overlooking of the private amenity spaces as&ith these three storey

terraced houses.

appropriate to consider a refysa eymission of the scheme on the grounds of

overlooking.
Daylight/Sunlight/O r%nq

N’
Section 3.2 of tife Urbar§@evelopment and Building Height Guidelines (2018), in
e g the site/building, states as follows:

While | acknowledge the issue he third-parties, | do not consider it

terms of th

* Appropriate and reasonable regard should be taken of quantitative performance

approaches to daylight provision outlined in guides like the BRE 'Site Layout
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7.6.6.

Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 — ‘Lighting
for Buildings — Part 2: Code of Practice for Daylighting'.

+» Where a proposal may not be able to fully meet all the requirements of the

daylight provisions above, this must be clearly identified and a rationale for any
alternative, compensatory design solutions must be set out, in respect of which
the planning authority or An Bord Pleanala should apply their discretion, having
regard to local factors including specific site constraints and the balancing t
assessment against the desirability of achieving wider planning objectiv
objectives might include securing comprehensive urban regenerati d Aoran

effective urban design and streetscape solution.

amgHousSing Design
eqtion 6.6, that
ce approaches to

In addition to the Building Height Guidelines, the Sustainable

Standards for New Apartments Guidelines 2020 also requir
planning authorities’ should have regard to quantitative
daylight provision outlined in guides like the BRE glide 'Sie, Layout Planning for

Daylight and Sunlight' (2nd edition) or BS 8206-2"§008 }- ‘Lighting for Buildings —

Part 2: Code of Practice for Daylighting’ wh rtaken by development proposers
which offer the capability to satisfy migimum ards of daylight provision, Where
an applicant cannot fully meet all irements of the daylight provisions above,
this must be clearly identified ratignale for any alternative, compensatory

design solutions must be set ch planning authorities should apply their
discretion in acceptin %;ount of its assessment of specifics.

in
The applicants’ sh€doW_Impéact assessment, submitted following the request for
further informgtioh, s ut the details of redesign elements which are identified as
mitigationgeedgurey'in terms of the impact of shadowing of properties to the north
and wi port sets out an analysis of sunlight availability and monthly rain

siEdow diagrams are presented in terms of the potential impact on James
Stre@gapld Canal New Road. In addition, the report includes section drawings
through both James Street and Canal New Road as a reference in terms of the angle
of shadow.
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7.6.7.

7.6.8.

7.6.9.

Sunlight to Amenity Spaces / Overshadowing

With regard to sunlight to amenity spaces, Section 3.3.17 of the BRE guidance

document provides that for a space to appear adequately sunlit throughout the year,
at least half of the garden or amenity area should receive at least 2 hours of sunlight
on the 21%tof March. The analysis shows that some morning time partial shading will
occur at the front of Nos 1,2 and 3 Canal New Road for parts of the year, and some

given the separation distance between the existing houses to the we
Road, together with the narrow nature of James Street to the nort
spaces of existing houses are unlikely to be significantly impa

development.

Having regard to the provisions of national and local plicie¥/a objectives with

regard to urban development including increased sitiey, fogether with the
constraints associated by the subject site in t it$Position in the context of
existing residential development, and my ass@vith regard to the impact that
arises in respect of the impact to sunlight% and overshadowing of existing amenity
¢ impacts on the amenities of the

reasonably discounted and that the
Sustainable Urban Development and Building

of the Sustainable Urban Housing Design
Standards for Ne 4% s Guidelines (2020} is such that, a refusal of
permission is npt war d with regard to Sunlight to Amenity Spaces /

Overshad iSting properties.

Height Guidelines and Begl

e proposed development, the north facing balconies associated with
d development are unlikely to achieve a significant amount of
sunlightaylight during the middle of the day but having regard to the separation
distance between the proposed building and the adjacent development to the east,
there is potential for the balconies to achieve morning light throughout the year. |
would acknowledge that the proposed south facing communal amenity space will
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7.6.10.

7.6.11.

likely be fuily compiiant in the context of the BRE Guidelines. | have no objections in
this regard.

Loss of Light within Existing Homes

The BRE guidance for daylight and sunlight is intended to advise on site layout to
provide good natural lighting within a new development, safeguarding daylight and
sunlight within existing buildings nearby and protecting daylight of adjoining
properties. Section 2 of the document deals with Light from the Sky and Sectj

of the guidelines set out the criteria for considering the impact of new dev.
on existing buildings. The guidance in this regard is intended for roo
dwellings where daylight is required, including living rooms, kitchen's, Qod rooms,

and include as follows:

» Consideration of the separation distance — if it is three'0r mgre times its

height, the loss of light will be small.

« Consideration of the angle to the horizo@ ed by the new
development at the level of the centrg’of We st window — if the angle is
less than 25° it is unlikely to have a s@hs{aiigl effect on the diffuse skylight in

existing buildings.

» Consideration of the Vestie
enough skylight shquil % reaching the window of the existing building.

)
Any reduction b &evel should be kept to a minimum.
idbotn le

omponent (VSC) - If VSC is >27% then

than 27% and less than 0.8 of its former value,

e |[fthe VSC
occupﬁ xisting building will notice the reduction in the amount of
sk

negrsuggest that the above considerations need to be applied sensibly

in theXontext of the above, the Board will note that | have employed all the relevant
Guidance documents in order to present a rational assessment of the proposed
development, identifying potential impacts arising and consideration on the

reasonableness or otherwise of identified potential impacts. My assessment is based
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7.6.12.

7.6.13.

7.6.14.

7.7.

7.7.1.

7.7.2.

on the identified national and local policies which support the increase in density of
development within urban areas centre on appropriately zoned and serviced lands
and the need to provide new homes while considering the potential impacts on

existing residents.

As indicated above, given the separation distance between the proposed building
and the houses to the west and north, | am satisfied that there is likely to be little

impact in terms of overshadowing of existing adjacent private amenity spaces %
that these amenity spaces are generally located to the rear of the existin ses
there is unlikely to be any impact in terms of internal daylighting of exigtin

properties.

Overall, | am generally satisfied that the proposed developmefft i ceptable in

terms of daylight / sunlight and overshadowing impacts.
Conclusion ; ’

Having regard to the nature and scale of the proos® defelopment ! consider that

QW gative impact on the existing

Dearing and overlooking.

the development, if permitted is unlikely to ha

residential amenities of the area by reasén of oV

Roads & Traffic Issues Q

In terms of roads and tra i% ote that the Tralee MD Area Engineer raised

concerns in relation to ed development in terms of the car free strategy

proposed. The re N s that the applicant has failed to adequately support
sider

the view when ¢on i%g Sections 4.23 and 4.24 of the Sustainable Urban Housing
Guideline will note that the proposed development does not propose
any on-sit rking for the development with the applicant noting the proximity of

PRrking and a car park within 3 to 4 minutes walk of the site.

Of the provision of car parking, | am generally satisfied that the proposed
development location benefits from good proximity to existing public parking, as well
as proximity to the town centre. | note national policy in this regard, and in particular
Objective 13 of the National Planning Framework, which allows for a ‘range of

tolerance’ for car parking standards in urban areas in order to achieve stated
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7.7.3.

7.8.

7.8.1.

7.8.2.

7.8.3.

outcomes, provided public safety is not compromised and the environment is suitably
protected. In addition, Section 4.19 of the Apartment Guidelines suggests that the
car parking provision can be minimised, substantially reduced, or wholly eliminated
in certain circumstances. Overall, | am generally satisfied that the proposed lack of
parking provision can be considered acceptable.

The Board will also note that the proposed apartment scheme proposes adequate

bicycle parking to serve both the future residents and visitors. Overall, | am gepagally

satisfied that the proposed development is acceptable in terms of roads ana

safety,

Water Services & Flooding

Water Services:

The applicant submitted Water Services Design Sta m?the response to the

planning authoritys further information request. Tée de tatement sets out the
detail of the existing sewers and drains in th in| he site and notes that there
is an existing combined sewer located on J et. The Board will note that

Irish Water have advised that the prof0ged connection to the Irish Water Network in

Tralee can be facilitated.

In terms of foul water managh development will be served by a new

network of 150mm dia é& grains which will connect to the existing sewer at a

proposed manhole e existing lines on James Street. The conservative
a

estimated wast | g from the development is 13.38m?3%/day.
Interms o S@a er management, the Board will hote that the system proposed
ve been designed in accordance with the principles of the Greater

has n

the allowable outflow rate for the site, the design storm flow rate and the

tr ¢ Drainage Study and the storage to be provided within the system is
(]

dischdrge rate from the site is based on a greenfield development. The attenuation
storage requirement for the woke of the development is calculated at 102.2m?® which

will consist of a storage requirement of:
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7.84.

7.8.5.

7.8.6.

7.8.7.

7.8.8.

o 9.86m?3 for a 1-year return storm event,
e An additional 11.01m?3 for a 30-year return storm event, and
e An additional 81.14m3 for a 11-year return storm event.
The required storage is to be provided in the form of Aqua Cells or equivalent.

In terms of potable water supply, the development will be served by a new 50mm
diameter connection from the public water supply. The internal watermains wi

25mm diameter polyethylene.
Having regard to the information available to me, | am generally satié thagt

applicant has adequately addressed the matter of water services osed
development. As such, | have no objections to the proposed dev tin this
regard.

Flooding: ; 5

The Board will note that the applicant submitted.a si ific Flood Risk
Assessment in support of the proposed deve following a request for further

tives e FRA and the methodology

information. The report sets out the obj

employed in its preparation.
The subject site is identified as ed approximately 200m to the north of the
River Lee and 150m north raie.Ship Canal. Section 2 of the report notes the

previous flooding even ' tion 3 of the report presents the Initial Flood Risk

Assessment (Stag ject site is noted as lying within an area which is
identified as bejfig Susc&fible to fluvial flood risk, with several records of flooding

recorded i inify of the site and in particular on James Street. The OPW flood
Maps indi h site will be partly within Flood Zone A and therefore, residential

devgl t#equires the justification test due to the highly vulnerable proposed use.

Section’yrof the report submitted sets out the detailed FRA (Stage 3) and notes that
the CFRAM Flood Extents maps predict the area in the vicinity of the site (James
Street) will flood in the 1 to 100 year return period. The dominant flow path is
expected to be from east to west on James Street with the primary source of flooding

from the overspill from the Prince’s Street culvert, which transports the Big River
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through the centre of Tralee. The fiood extents do not extend on to Canal New Road

as the levels in this area rise from +2.6m AOD at the eastern corner of the site up to

+3.9m on the south-western corner of the site.

7.8.9. The site is noted to be located partly within flood zones A, B and C. The submitted

FRA identifies a number of mitigation measures including as follows:

The Finished Floor Levels of the proposed apartment building will be set
above the 1% AEP Mid-Range Future Scenario (MRFS) flood level wit
appropriate freeboard.

The proposed access off Canal New Street will have a FFL of

above the future fluvial flooding scenario at this location (3.4

| 8F water.
The internal basement will be protec $ imum level of +3.74m plus a
300mm freeboard. ( J

d

Existing flow paths wili be

SUDs system will be d the site.
7.8.10. | accept that the develo t fe=een designed in order not to increase flood risk.

In terms of the justifidati riteria of the FRM Guidelines, the following is

relevant:

1.

The s@ have been zoned or otherwise designated for the particular
r

e of development in an operational plan, which has been adopied or

r king account of these guidelines:

e subject site is located within the town of Tralee on lands zoned for
development. The site is identified as part of an Opportunity Site and can
connect to public services in the town. The site can also be described as a
brownfield site. As such, | am satisfied that the subject site can reasonably be

considered to be appropriately designated for use proposed.
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7.8.11.

7.8.12.

2. The development has been subject to an appropriate flood risk assessment

that demonstrates:

0] The development proposal will not increase flood risk elsewhere and, if

practicable, will reduce overall flood risk:

(i) The development proposal includes measures to minimise flood risk to
people, property, the economy and the environment as far as

reasonably possible;

(i) ~ The development proposed includes measures to ensure sigu
risks to the area and/or development can be manage a table
level as regards the adequacy of existing flood protectiy@ ma¥sures or
the design, implementation and funding of any f risk

management and provisions for emergency icéwdccess;
and

(iv)  The development proposed addressesWhe above in a manner that is

also compatible with the achiev (Wf wider planning objectives in

relation to development of dood design and vibrant and active

streetscapes.

In terms of a consideration of p@th JT Criteria, | would accept that the FRA,

has presented mitigation u ich, if adhered to, will minimise flood risk to

people, the subject dey, @gu ite, adjacent properties as well as the economy
and environment, tha development will not have a negative impact in this
regard. As suc saysfied that the development, if permitted, will not exacerbate

or add to fl

iskAn the area.

bove and following the submission of the FRA in response to the
he SEE of the Flooding & Coastal Protection Unit submitted a report

In addition

advisingpgatisfaction that the proposal complies with the requirements of the
development management justification test outlined in the Planning System and
Flood Risk Management Guidelines. | am satisfied that the proposed development is

acceptable in this regard.
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7.9.

7.81.

7.9.2.

7.10.

7.10.1.

7.10.2.

Other Issues

PartV

The proposed development seeks to construct 30 residential units on a site covering
0.12ha on a serviced site in the town of Tralee, Co. Kerry. The development will
connect to public services. The development is subject to requirements of Part V of
the Planning and Development Act 2000, as amended and the Board will note that

the applicant has submitted a proposal in this regard. A Statement of Undepdig
has been accepted by the PA. A condition relating to Part V should be |

any grant of planning permission.

Development Contribution

The subject development is liable to pay development ibutio®, and a condition
to this effect should be included in any grant of planfing sion. Should the
Board be minded to grant permission for the d pmeéynt as proposed, |

recommend that the conditions included in N unty Council decision
relating to contributions be included. £
Planning Assessment Conclusio

| am generally satisfied th tiple of the proposed apartment development
a%si

can be considered ac this location with Tralee Town.
| have, however, ssed.coplerns in terms of the impact a grant of permission on part
of this Opportdnity Si ould have on the development potential of the central
section o ite. Als such, and having regard to the provisions of Objective OSR-01
of the @wn Development Plan 2015, | consider that in the absence of an

| layout plan for these and adjacent lands within the identified

(]
Op ity Site (which would determine the need for and co-ordinate the provision
of an appropriate range and scale of development) the proposed development would

represent a piecemeal approach to the sustainable development of the area and
would, thereby, conilict with the stated policies of the planning authority. Accordingly,
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8.0

8.1.

8.1.1.

8.1.2.

8.1.3.

it is considered that the proposed development would be contrary to the proper

planning and sustainable development of the area.
Appropriate Assessment

Introduction:

The site is not located within any designated site. The closest Natura 2000 si
Tralee Bay Complex SPA (Site Code: 004188) which is located approxim
to the south-west of the site. The Tralee Bay and Magharees Penins

Cloghane SAC (Site Code: 002070) lies approximately 0.8km to t st of

the site.

In addition to the above, the following Natura 2000 sites h i m of the site:
* The Akeragh, Banna and Barrow Harbour S de 000332) - 8.8km

to the north-west of the site.

» Ballyseedy Wood SAC (Site Code: 00@ to the south-east

* Slieve Mish Mountains SAC (Site Cgde: 002185) - 3km to the south

e Stack's to Mullaghareirk OB West Limerick Hills and Mount Eagle SPA
(Site Code: 004161) ‘he north-east.

+ Castiemaine Hapls @l Site Code: 000343} - 11.1km to the south

¢ Castlemai A (Site Code: 004029) - 12.3km to the south

o Lower Rier S nnon SAC (Site Code: 002165) - 12.6km to the east

U slands SAC (Site Code: 002261) — 14.8km to the north-west

Th itats Directive 92/43/EEC provides legal protection for habitats and
specie European importance through the establishment of a network of
designated conservation areas collectively referred to as Natura 2000 (or

‘European’) sites.
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8.1.4.

8.2

8.2.1.

Under Article 6(3) of the Habitats Directive, an Appropriate Assessment must be
undertaken for any plan or programme not directly connected with or necessary to
the management of a European site but likely to have a significant effect on the site
in view of its conservation objectives. The proposed development is not directly
connected with or necessary to the management of a European site. In accordance
with these requirements the Board, as the competent authority, prior to granting a
consent must be satisfied that the proposal individually or in combination with other
plans or projects, is either not likely to have a significant effect on any Euro

or adversely affect the integrity of such a site, in view of the site(s) cons io
objectives.
Guidance on Appropriate Assessment is provided by the EU a Sin the

following documents:

» Assessment of plans and projects significantly a 3 atura 2000 sites —
methodological guidance on the provision ic 3) and (4) of the

Habitats Directive 92/43/EEC (EC, 2001).

AA Screening Rep

The applicati ) panied by an Appropriate Assessment Screening Report,
dated De r 201 and prepared by MWP Engineering and Environmental

Cons Is report assesses whether effects to the Natura 2000 network are
lik cly’ as a result of the project. The report sets out the methodology

=] and provides a description of the project proposed as well as including a
description of the existing habitats present on the site. The report also identifies
other projects / plans / activities in the area.
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8.2.2.

8.2.3.

8.2.4.

The AA Screening Report submits that the zone of influence extends to 15km from
the boundary of the development. The report identifies the ten relevant Natura 2000
site within the identified zone of influence as those described above in Section 8.1.2
of this report. The Report presents details of the relevant Natura 2000 sites,
including details of the qualifying interests and conservation objectives. Section 4.6
identifies potential impacts while an Assessment of Significance of Potential Impacts
is presented in Section 4.7 of the submitted AA Screening document, page 24,

The Stage 1 Screening concludes that the following SAC or SPA sites wit
zone of influence of the project will not be impacted by the proposed

due to their distance and by reason of a lack of a source receptor p@th ntified:

e Stack’s to Mullaghareirk Mountains, West Limerick Hillda ot Eagle SPA

(Site Code: 004161) - 6.6km to the north-east.
» The Akeragh, Banna and Barrow Harbour S jte E:;e: 000332) - 8.8km
to the north-west of the site.

¢ Castlemaine Harbour SAC (Site Code- 11.1km to the south

¢ Lower River Shannon SAC (Site e: 002165) - 12.6km to the east
» Castlemaine Harbour SP ' e: 004029) - 12.3km to the south
» Magharee Islands SAE ( de: 002261) — 14.8km to the north-west

The submitted AA Screfni

epdrt considered the following four Natura 2000 sites,
based on a numb d rs including water quality, habitat loss / alteration,
habitat or specifs fra tation and disturbance and/or displacement of species:

mplex SPA (Site Code: 004188)

e Bay and Magharees Peninsula, West to Cloghane SAC (Site
: 002070)

» Ballyseedy Wood SAC (Site Code: 002112)

» Slieve Mish Mountains SAC (Site Code: 002185)
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8.2.5.

8.3.

8.3.1.

8.4.

8.4.1.

8.4.2.

Ultimately, the submitted AA Screening Report concludes that there are no plans or
projects which are likely to act cumulatively with the current proposal which could
result in significant effects to Natura 2000 sites, and that the identified Natura 2000
sites are not likely to be significantly affected by the proposed works and can
therefore be screened out for Appropriate Assessment.

Consultations

With regard to consultations, the Board will note that no third-party concer;

raised with the Planning Authority with regard to AA. The Councils Bioglelsit
Officer also considered the content of the submitted AA Screenin ort
agreed that mitigation measures were not required, and that t lopMent can be

screened out for the purposes of AA.

Screening for Appropriate Assessment : q )

The purpose of AA screening, is to determin propriate assessment is
necessary by examining:

a) whether a plan or project can be exgcluded from AA requirements because it is

directly connected with or necegsary 1 the management of the site, and

b} the likely effects of a proje plan, either alone or in combination with other

projects or plans tura 2000 site in view of its conservation objectives

hese effects will be significant.

and consideri
The applicant &a Appropriate Assessment Screening Report in support of
the subje icatipn. The site is not located within any designated site. The closest
is the Tralee Bay Complex SPA (Site Code: 004188) which is
imately 0.7km to the south-west of the site. The Tralee Bay and
2s Peninsula, West to Cloghane SAC (Site Code: 002070) lies
approXimately 0.8km to the south-west of the site. In terms of AA, the Board will note

that the development is not directly connected or necessary to the management of a
European Site. There are 10 Natura 2000 Sites occurring within a 15km radius of the

site as described above.
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8.4.3.

8.44.

8.4.5.

Having regard to the information available, | would generally concur with the
conclusion of the applicants AA Screening Report in terms of the need for Stage 2
AA. The subject site lies within the urban area of Tralee, within the identified
development boundaries of the town and in close proximity to the urban centre. The
proposed development will comprise the demolition of an existing detached single
storey structure and the construction of an apartment scheme in 1 block. The
development will connect to public services and is not located within any desig

site. Being a brownfield site, the site does not appear to contain any of the i

or species associated with any Natura 2000 site.

In terms of an assessment of potential significant effects of the progbs

development on qualifying features of Natura 2000 sites in th
having regard to the relevant conservation objectives, | would
an effect to occur, there must be a pathway between the s e development
site) and the receptor (designated sites). As the prgpose¥. d
outside the boundaries of the European Sites, ir ects are anticipated.

in terms of indirect effects, and with regard to@deration of a number of key

oliowing is relevant:

elopment site lies

indications to assess potential effects, t

The subject site lies at a

» Habitat loss / alteration / fragmgniqtion:
remove of some 0. boundary of any designated site. As such,
e

there shalt be no r indirect loss / alteration or fragmentation of

protected hapit any Natura 2000 site.
e Disturbanc / isplacement of species: The site lies within the

sett t boyindaries of the town of Tralee, which inciudes a number of
thgl developments to the north and west of the site, as well as
cial development to the south and east. No qualifying species or
itats of interest, for which the closest designated sites are so designated,
occur at the site. As the subject site is not located within or immediately
adjacent to any Natura 2000 site and having regard to the nature of the

construction works proposed, there is little or no potential for disturbance or
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8.4.6.

8.5.

8.5.1.

displacement impacts to land based species or habitats for which the
identified Natura 2000 site have been designated.

o Water Quality: The proposed development relates to the construction of
a residential scheme on lands within the settlement boundary of Tralee. The
development will connect to existing public water services. Having regard to
the scale of the proposed development together with the availability of
capacity within the public water services network, | am generally satis

that the principle of the proposed development is acceptable and
permitted, is unlikely to impact on the overall water quality of
2000 site in proximity to the site due to connection to publi
during the operational phase of the development.

The development site is not bound on any side by a rydurse / drainage
ditch. It is proposed that surface water arising fr velopment will

discharge to the existing storm water networkN ee, and | note no

objections from Kerry County Council erjhg Departments in this

regard.
I am generally satisfied that the pote for likely significant effects on the qualifying
interests of the identified Natura an be excluded given the distance to
the sites, the nature and scal elopment and the lack of a hydrological
connection. \¢
In Combination @e Effects

Given the natire of proposed development, being the construction of a
7| consider that any potential for in-combination effects on water

Bay and associated Natura 2000 sites can be excluded. In addition,
pte that all other projects within the wider area which may influence
condif®ns in Tralee Bay via rivers and other surface water features are also subject
to AA,
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8.6. Conclusion on Stage 1 Screening:

| have considered the NPWS website, aerial and satellite imagery, the scale of the
proposed works, the nature of the Conservation Objectives, Qualifying and Special
Qualifying Interests, the separation distances and | have had regard to the source-
pathway-receptor model between the proposed works and the European Sites. It is
reasonable to conclude that on the basis of the information available, that the
proposed development, either individually or in combination with other plans DQ
projects, would not be likely to have a significant effect on the European
identified within the zone of influence of the subject site. As such, an vie

t

these sites’ Conservation Objectives a Stage 2 Appropriate Asse I

required for these sites.

9.0 Recommendation v

| recommend that permission for the proposed t be refused for the

following stated reason.

10.0 Reasons and Consideration

glcomprises part of a wider site identified as an

1. The proposed develo

Opportunity Site inghe“%ale€ Town Development Plan 2015 as extended and

varied. The d tOf these small opportunity sites is noted in the Plan
to be of prisge MpoM&Ence to the economic and residential regeneration of the
town. O% R-01 states that it is the policy of the Council to facilitate
angforre he preparation of masterplans where appropriate priot to the
ent of opportunity sites identified within the plan.

g regard to the location of the subject site to the north of an identified
Opportunity Site, which has a number of owners, together with the concurrent
application for residential development on the southern area of the
Opportunity Site, to the nature of the central section of the overall Opportunity
Site adjoining the subject appeal site, and the provisions of Objective OSR-
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01, the Board considers that in the absence of an agreed overall layout plan
for these and adjacent lands within the identified Opportunity Site (which
would determine the need for and co-ordinate the provision of an appropriate
range and scale of development) the proposed development would represent
a piecemeal approach to the sustainable development of the area and would,
thereby, conflict with the stated policies of the planning authority.

Accordingly, itis considered that the proposed development would be
contrary to the proper planning and sustainable development of the

S
o

A. Considine

Planning Inspector G
12 August 2022

Q
o@
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