An
Bord
Pleanala

Strategic Housing Development

i cation 0
<

A

Prescribed Bodies

S. 4(1) of Planning and
Development (Housing)
and Residential Tenancies
Act 2016

Inspector’s Report
ABP-314125-22

er ioff for the

10 Year plannin

demolition of e Iding on site and

the constru 243 residential units
(804@partnets, 117 duplex units and 322

e hildcare facility, retail units,

e
g?‘ Qinmunity centre, office hub, and all

associated site works,

Barberstown, Barnhill and Passifyoucan,
Clonsilla, Dublin 15.

Fingal County Council

Alanna Homes and Alcove Ireland Four
Limited

1. Irish Water
2. An Taisce

3. Transport Infrastructure Ireland

ABP-314125-22 Inspector's Report Page 1 of 186



4. Inland Fisheries Ireland

5. Department of Housing, Local
Government and Heritage - DAU

Observer(s) 1. Roderic O'Gorman, TD and Councilior
Daniel Whooley
2. Fiacre O'Cairbre

3. Fidelma Madden, C

Date of Site Inspection h February 2023

Inspector %'\, Paul O'Brien

ABP-314125-22 Inspector’s Report Page 2 of 186



Contents

1.0 INErOAUCHION ...t 4
2.0 Site Location and DESCIPHON ................vvveeeemreeeeeeeesoeeoeeeeeeeoeeeeeseeeeeeeeeoee 4
3.0 Proposed Strategic Housing Development ............oooooooooooooo 5
4.0 Planning HISLOMY...........c.cuceoreininmineseisecesiesesseoesss st ss st eeeseeeeeesseo e 8

6.0 Relevant Planning Policy
7.0 Third Party SUDMISSIONS .........ucueveeereceeeeeeeseeceses oo &
8.0 Planning Authority Submission
9.0 Prescribed Bodios. ..o
10.0  Assessment
1.0
12.0
13.0
14.0
15.0
16.0

ABP-314125-22 Inspector’'s Report Page 3 of 186




1.0 Introduction

This is an assessment of a proposed strategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and
Residential Tenancies Act 2016.

2.0 Site Location and Description
2.1. The subject site with a stated area of 29.6 hectares, comprises lands t
south of Hansfield, Dublin 15 and is approximately 4.8 km to the west of <EE

Blanchardstown village centre. The site is located with the townlands
Barberstown, Barnhill and Passifyoucan.
2.2.  The Dublin/ Clonsilla to Dunboyne/ M3 Parkway railway{i the

northern boundary of the site, the R149 Clonee to Leixlip fo he western
edge of the site and the southern boundary is formed & the -7605-0 Barberstown

Lane South local road. There is no distinctive bo ry tojthe east though the Royal
Canal and Dublin to Maynooth/ Sligo railway I'c d east of the site but does
not directly adjoin the development site. The (8§ (10%"Barberstown Lane North,

west to south east axis.

local road crosses through the site o

2.3. To the north of Barberstoyfi s rth are three pairs (six houses in total) of
semi-detached, two-storey -% are provided with generous gardens to their
north. An additional ho een provided, to the rear of number 4. A farmyard

with associated agrigglt ings is located to the south of the road. At least one
vacant/ semi-de h is located on this site, though this appears to have more
recently beep ufed forjstorage purposes. A number of houses are located along the
R149.

24 q - tWan the residential uses associated with the houses on site, the lands
are prig

y in agricultural use consisting of large fields divided/ bordered by mature
hedgerows. High voltage powerlines cross the site towards the north western corner

and lower voltage lines are located throughout the rest of the site area.

25. Hansfield railway station is located to the north. There is currently no access
to this from the development site, but the station is designed to serve the subject
site. As stated, this station is located on the Dublin to Dunboyne/ M3 Parkway line
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and the service provision currently consists of a single train per hour running to
Clonsilla station and which provides for an enward connection to Dublin Connolly.
During the peak hours, trains run on this line to Docklands station. The line is served

seven days a week.

2.6. The nearest bus stops indicated on google maps are located to the north of
the site on the Ongar Distributor Road. These stops are over 600 m away; however,
the lack of direct connection means a walk of over 1 km until such time as a
connection is provided through Hansfield station. The Ongar Distributor Roag

served by the 39 with a service of every 30 minutes between Ongar, Bla
Shopping Centre, Village and the City Centre. The 39A operates ev
from Ongar to UCD via Blanchardstown Shopping Centre, the N3,an
Centre. The 139, operated by JJ Kavanagh, provides a servj
between Naas and TUD Bianchardstown via Maynooth and erates along
the R149 to the west of the site, though no bus stops ar {at the time of the
site visit) for it to serve the subject area. The L52,rdute ofesated by Go-Ahead
freland operates an hourly service between BlancRardsthwn Shopping Centre,

Clonsilla and Adamstown. The nearest sto subject site is at Clonsilla,
L )

approximately 1 km to the east, thoughyagai Is not easily accessible by foot.

3.0 Proposed Strategig ing Development
3.1. The proposal, as itted public notices, comprises the demolition of

a number of structuref opgsite #d the construction of 439 houses and 804

apartment units —ﬁ ,243 residential units. The development is supported
with a creche flocal geftfe, public open space, car parking and all other necessary

infrastru
3.2. e ing tables set out some key elements of the proposed development:
Tab ey Figures

Gross Site Area 29.6 hectares

No. of Houses 439

No. of Apartments 804

Total 1243
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Childcare

942 sqm

Commercial

Convenience Shop: 370 sq m

Café: 158 sqm

Office Hub: 501 sq m

Shop/ Convenience units (x 5) 127/ 127/
127/ 62/ 57 sq m — Total 500 sq m.
Total 1,529 sq m )

Community Use

Density -
Net Site Area

Community Space — 359 sqm
Medical Centre (8 rooms) — 344sq

41.9 units per hectag&

Public Open Space Provision

11.4 hectares —~ 3% site area.

Car Parking —
Total 1,593 u 55 accessible spaces and
154 tric charging capability).
Bicycle Parking
Total )
)f
Table 2: Unit Mix
[ w ooms
W 3Bed |[4Bed | Total
20 92 117
286 36 322
20 378 36 439
Apartments
Bedrooms 1Bed (2Bed |3Bed | 4Bed| Total
No. of Apartments | 148 589 63 4 804
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» Vehicular access to the site is from the realigned R149 Clonee to Leixlip Road to
the west of the site, from the L-7005-0 Barberstown Lane South local road to the
south and from the L-7010-0 Barberstown Lane North which crosses through the
centre of the site,

» Water supply and foul drainage connections to the existing public network will be
provided.

» Public open space is proposed to be provided throughout the site area.

* The site is divided up into 10 separate character areas.

3.3. The application was accompanied by various technical reports éjQ'a)@

including the following:

* Planning Report - McCutcheon Halley Planning Consulta

¢ Statement of Consistency — McCutcheon Halley Plannin nsyltants

* Material Contravention Statement — McCutcheon a%n ing Consultants
» PartV Proposals & Costs — Alanna Homes

» Social Infrastructure Report - McCutche e nning Consultants
» Childcare Demand Report - McCutcheo lanning Consultants

Halley Planning Consultants

¢ School Demand Report - McCutche
* Universal Design Report — D rchitecture + Planning
» Architectural Design State @
e Natura impact Stat N AECOM

e Wind MicroclimateW€sessment —- AECOM

* Daylight a n ssessment Report — 3D Design Bureau
» Lands %ﬁ Statement — Gannon + Associates

e Arb rgl Impact Assessment — Arbor Care

Delphi Architecture + Planning

ection Plan — Arbor Care

fic & Transport Assessment - Clifton Scannell Emerson Associates (CSEA)
» Mobility Strategy - Clifton Scannell Emerson Associates (CSEA)

e Stage 1 Road Safety Audit — PMCE

¢ Flood Risk Assessment — McCloy Consulting

* Engineering Report - Ciifton Scannell Emerson Associates (CSEA)
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« Outline Construction Traffic Management Plan and Outline Construction &
Demolition Waste Management Plan — Alanna Homes

+ Outline Operational Waste Management Plan — Alanna Homes

o Water Management & Conservation Plan — Alanna Homes

« Part B Fire Safety Compliance Letter - Maurice Johnson & Pariners

+ Part B Fire Safety Compliance Statement - Jensen Hughes

o EV Charging Strategy Report - Go Charge

« Energy Statement - McElligott Consulting Engineers

« Outdoor Lighting Reports — Sabre Electrical Services Lid.

o Environmental Impact Assessment Report - McCutcheon Halley®gl
Consultants, with input from Aecom, SLR, CSEA, Jon Cronj s@pfates, John

Purcell and Delphi Architecture + Planning

4.0 Planning History 0 Z

Subject site:
There are no recent, relevant applications on he applicant lists a number

of historic applications that relate to the iect site, but these refer to development

that was either temporary in nature, facilitate other development or was

not relevant to the subject appli A Nst of applications on adjoining lands has
been provided in Table 2.1 od History Summary’, of the applicant’'s Planning

Report. These refer to flev, nt on the Hansfield Strategic Development Zone

(SDZ) lands to the n& railway line.

50 Se -Application Consultation

ctv 5 Pre-Application Consultation took place, remotely via Microsoft
he 23™ of March 2022; Reference ABP-312005-21 refers.
ntatives of the prospective applicant, the Planning Authority and An Bord

Repres
Pleanala attended the meeting. The development as described was for the
demolition of existing structures, construction of 1,284 no. residential units {334 no.
houses, 950 no. apartments), creche and associated site works at Barberstown,
Barnhill and Passifyoucan, Barnhill, Clonsilla, Dublin 15.
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5.2.  AnBord Pleanala was of the opinion having regard to the consultation
meeting and the submission of the Planning Authority, that the documentation
submitted requires further consideration and amendment to constitute a reasonable
basis for an application for strategic housing development to An Bord Pleanala. The
following information, as summarised, was to be submitted with any application for

permission:

1. Further consideration of the documents and justification for the proposed
development having regard to the dependency of the development on th

should be clearly identified as part of the phasing strateg

these lands.

2. Further consideration and elaboration of the documew egard to the
e

creation of a strong urban edge and streetscapé thih gar-Barnhill Road and

to Barberstown Lane South, and on key roytesithig the development,

§ how proposed building design
and streetscape assist in place m ng and Inding as well as creating a
contemporary urban developm ' variety of character areas marked by

changes in densities, housire¥wo ies, and heights as well as changes to

material finishes and d iard should be had to the provisions of DMURS
(section 2.2.1) with %the creation of a sense of place.

3. Further conside % laboration of the documents as they relate to the

developmentisira r the lands and the height and scale of development

proposed. o this Ye§ard a detailed design statement / rationale for each

or character area should be submitted having regard fo the

the Barnhill LAP 2019, as well as the criteria set out in Section 3.2
rban Development and Building Height, Guidelines for Planning
Authorities’ 2018. Such rationale should, in particular, address the design of taller
buildings and the differing character of individual neighbourhoods, particularly
those at a remove from key public transport and local service nodes, and the
transition between taller buildings and their surroundings. The application should
demonstrate how a high quality of architectural design and finish to such taller
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blocks is achieved within the development. The strategy should consider key
views into the development including those from the east at Pakenham Bridge, as
well as key internal vistas, such as views east and west along the proposed
village centre / main street.

4. Eurther clarification and elaboration of the documenits, and justification for the
proposed development, having regard to the mix of uses and level of local and
community service provision proposed on the lands. The Barnhill LAP 2019,
envisages the development of a sustainable community at Barnhill comprisi
new homes, community, leisure and educational facilities based around

identifiable and accessible local centre. The LAP notes that a vibran

is to provide for a range of services to cater for the shopping, re
educational, medical and other needs of the community. It f r mytesthat the
centre should be large enough to accommodate a foodstore ajrange of
supporting shops and retail services. Having regard jo t cant scale of

development envisaged for these lands, and thedimited efgent of retail and

community service provision proposed, clari tification is required as to

how the development will meet the needs ew community and address the
regard. The application should

reasonable objectives the Local Areaflan in
set out a clear vision for the cre erviced, sustainable community and
neighbourhood in this regar

O
5. Further clarification and of the documents as they relate to the
nedy

proposed pedestria to Hansfield train station. In this regard, specific
and detailed des pogals should clearly demonstrate how the development
will deliver a/figh-qUlity public realm and accessibility for the public both to the

station ossihe railway to lands in Hansfield to the north. Evidence of the
cons h railway authorities to proposals in this regard should accompany
DRlication

Furthermore, Pursuant to article 285(5)(b) of the Planning and Development

(Strategic Housing Development) Regulations 2017, the prospective applicant is
hereby notified that, in addition to the requirements as specified in articles 297 and

298 of the Planning and Development {Strategic Housing Development) Regulations
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2017, the following specific information should be submitted with any application for
permission:

1. Detailed proposals for the phased development of these lands. Such phasing
proposals should clearly identify the road and public transport, open space, water,
drainage, and social infrastructure to be delivered with each phase of residential
development.

2. The application should clearly identify the life of any permission sought and

provide a clear rationale and justification for such period.
3. A detailed landscape and visual impact assessment. @
4. The design statement in respect of the Link Road West neighbolrfpod Shbuld
demonstrate that a high quality of residential amenity for pro eling units can
be delivered having regard to their position between two eleY#ed rbads and the
adjoining raiiway to the north.

2. Detailed plan and section drawings shouid cle ly id®ptity existing and proposed
ground levels across the site including existi osed road embankments.

6. The relationship between proposed build&etween the proposed

development and existing adjoining properties should be clearly described in

assessed and describe

entire scheme |

pathways, antfpcesjand boundary treatments. Particular regard should be had to
the req provide high quality, durable and sustainable finishes which have

ontext of the site. A rationale for the extensive use of cement render

finishe®d buildings across parts of the development should be clearly set-out.
8. Details of the proposed boundary treatment to the adjoining railway, including
details of any noise attenuation measures to be incorporated therein, Regard should

be had to the requirements of Irish Rail in this regard.
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9. A comprehensive daylight and sunlight assessment examining the proposed
dwelling units and amenity / open spaces, as well as potential impacts on daylight
and sunlight to adjoining properties. In preparing such assessment regard should be
had to the provisions of section 3.2 of the Urban Development and Building Heights
Guidelines for Planning Authorities (2018) and to the approach outlined in guides like
the BRE ‘Site Layout Planning for Daylight and Sunlight' (2nd edition) or BS 8206-2:
2008 — ‘Lighting for Buildings — Part 2: Code of Practice for Daylighting'.

The assessment should provide a comprehensive view of the performance e
development in respect of daylight provision. Where any alternative, c @
design solutions in respect of daylight are proposed, these should

identified and justified, and their effect appropriately described @n r Qefantified.
10. An analysis of wind microclimate and pedestrian comf d tevel with
reference to pedestrian occupation and usability of ne ublE spaces. The analysis
should address the safety and comfort of residentia enjly spaces, including

3

design measures arising from such asseSgment duld be clearly described and

Any required mitigation or other

communal spaces and private upper floor balg

assessed in the study. This may ne review of the design of proposed

balconies, and whether projectie ated balconies are more appropriate in
terms of achieving satisfa »0f residential amenity.

11. A detailed Housi % sessment demonstrating compliance with relevant
development st %

12. Considegati®n should be given to a more direct connection from the western end

of the pr reenway (Barberstown Lane North} to the pedestrian and cycle

reY6 be provided on the new Ongar-Barnhill Road.

13. DNgi}éd proposals for the provision of childcare facilities sufficient to meet the
projected demand arising from this extensive development. Such proposals should
include detail with regard to access and cycle and car parking arrangements. Where
a single facility is proposed to serve the overall development, the application should

undertake a review of the viability and practicality of such scale of facility. The
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provision of childcare facilities should also be addressed as part of the phasing
details under item no. 1 above.
14. In respect of transportation, the application should be accompanied by the

foliowing:
i. A report addressing the matters raised in the report of the Fingal County Council

Transportation Planning Section.

ii. A detailed Traffic and Transportation Impact assessment. The assessment

clearly describe the scenarios assessed and the traffic distribution consid

therein. All assumptions should be clearly stated. The assessment sh

the capacity of Pakenham Bridge and Barberstown level cro
improvements to the road network in the area,

iii. A Quality Audit in accordance with Advice Note 4 fD%mc!uding aroad
safety audit.

iv. A Travel Plan / Mobility Management Pla ich uld clearly identify targets
for modal split and consider the availability & rail services, and any required

these targets. The application should

improvements to such services, to

describe any engagement whi ken place with the NTA / bus providers in

relation to this developmeng.
v. A detailed descripti c d cycle parking provision across the development,

including the ailocKSp ces. The quantum and design of cycle parking should
vis

accord with thg’p of the Apartment Design Guidelines and with the
provision onal Cycle Manual and DMURS. This should include a level of

commute lePparking adjoining Hansfield train station.

1 % ation with regard to proposed pedestrian and cycle routes on the western
side ofie

proposed Barnhill-Ongar Road at Parkside, as indicated in the submitted

Design Statement.
16. A detailed noise impact assessment, having particular regard to the impact of the
operation of the adjoining railway on residential amenities. Regard should be had to

the frequency and timing of train movements and likely future increases in such
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frequency. Detail of the design and location of any recommended mitigation
measures in this regard should be clearly described in application documentation.
17. A report addressing the matters raised in the report of the Fingal County Council
Water Services Department dated 06/12/2021. The report should also include
evidence of consent / of the right to access the existing service culvert under the
adjoining railway.

18. A report addressing the matters raised in the report of the Fingal County C
Parks and Green Infrastructure Division dated 20/12/2021.

19. A Detailed Construction Management Plan and Construction Traffi nt
Plan. Such plans should have regard to the phasing of developme under
itern no. 1 above, including the means of access to each phas of ment.

20. The application should address the dependency of theydgyel nt upon the

extinguishment of any public right of way on Barberst Lade North, which is the
subject of a separate approval process. This ma ire gossible amendment to the

documents and / or design proposals submitt

5.3. Finally, a list of authorities th be notified in the event of the making of
an application were advised to t shective applicant and which included the
following:

—

. Irish Water %
2. Transport Infra % and
3. Nation Tran@t rity
4. Irish
5
6

.C sidgAor Railway Regulation
W ys Ireland 7. Minister of Housing Local Government and Heritage
8. Heritage Counail
9. An Taisce
10. Department of Education and Skills
11. Céras lompair Eireann

12. Fingal Childcare Commitiee
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13. Meath County Council
14. Kildare County Council

5.4. Applicant’s Statement

5.4.1. A document titled 'Response to ABP Opinion’, prepared by McCutcheon
Halley, was submitted with the application as provided for under Section 8(1)(iv) of
the Act of 20186.

The following information, requiring more detail, was provided in response
opinion:

Issue 1 — Dependency on the development/ delivery of the O
Road: The proposed road has been approved by Fingal Cou ncWunder the
Part 8 process, and the road is due to be delivered prior to t
the proposed development. A tender for the proposed r a

een sent out and
the road is due to commence construction in 2023 comppletion expected in
October 2024. Funding for the road has been ed Under the S.48 General
Contribution Scheme.

Issue 2 - Strong Urban Edge alon e Ongar-Barnhill Road and to
Barberstown Lane South, whils i egard to DMURS: The development

has been designed to ensure (/A uit strong street frontages are provided. A
number of the units have ed to provide for dual aspect units and which
provide for a suitable ag to the Ongar-Barnhill Road and units have been
revised to addressghe"opabed upgraded Barberstown Lane South. In addition, the

design provid t istinctive character areas and landmark buildings are
provided i oprigte locations throughout the site area. A suitable landscaping
plan h | en provided and which aids wayfinding throughout the site area.

ign Statement/ Rationale for each character area: Taller buildings
are plp@sed in the vicinity of Hansfield station and the railway line in addition to key
landmark areas. The location of these units has been considered in the context of
their proximity to existing residential units. The submitted EIAR under Chapter 4
provides for an assessment of the Landscape and Visual impacts of the proposed
development on the area with eight verified views provided in support. The
submitted Architectural Design Statement includes a number of relevant CGls.
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Issue 4 — Mix of uses and provision of community services: The Social
Infrastructure Report provided in support of the application, by the applicant, details
the likely demand for social and community facilities arising from the proposed
development as well as providing an audit of existing services in the area. A creche
is to be provided in Phase 1 with capacity for between 140 and 160 children, a
medical centre and retail units will also be provided. A community space of 359 sq
m and an office hub of 501 sqm are also proposed as part of this development. The
applicant reports that additional childcare can be provided if conditioned by the
Board.

Issue 5 — Pedestrian links to Hansfield station: Drawing 16_053_0
Destination Links — Hansfield Train Station) by Clifton Scannell E
indicates the proposed primary link to Hansfield station. The L
Statement also demonstrates how the railway piaza within the ‘Railwgy Quarter’ will

function. Legal details have bene agreed with Irish Rajjtha destrian access

over the railway line will be accessible at all times. ccesytofihe station/ Hansfield

SDZ lands will not require the provision of lifts design will mirror that

already in place on the northern side of the st sultation is ongoing between

the applicant and Irish Rail.

The following specific informatiag provided in response to the opinion:

1. Phasing: The proposed % detailed in section 2.3.6 of the submitted
EIAR, and also withi fi 4 of the applicant’'s Architectural Design
Statement. The )Ma Atravention Statement includes an assessment of

how the dev e | be provided in accordance with the requirement of the
Barnhill rea)Plan 2019.

rmission: The applicant seeks a planning permission witha 10
B at®n, though it is expected that construction will take 8 years. The
arnhill Road is due to be completed in October 2024 and the
development cannot commence before the completion of this road. Mobilisation

works can take place whilst the road is undergoing completion.

3. Landscape & Visual Impact Assessment: This is provided in the EIAR within
Chapter 4.
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4. Link Road West Design Statement: Full details are provided in the submitted
Architectural Design Statement. The design has full regard to the Barnhill Local
Area Plan 2019 requirements.

5. Plan and Section Drawings: The design of the development has had full regard
to the elevated nature of the road and railway embankments. The submitted
Architectural Design Statement and Landscape Design Statement describe how
the development interfaces with these features. Similarities to the Hansfield SDZ

layout are utilised.

6. Adjoining Residential Amenity: The applicant has provided drawi

applicant reports that a complicating factor is that the exis# are located
on lands that are zoned for high density development an velopment has
to provide for compact in the vicinity of Hansfield stati applicant provides

a list of design features that ensure that existi ideftial amenity is protected,

summarised as follows:
¢  Minimum of 35 m set back from the @uses to the proposed

apartments within the Railway rter.
+ Considered that private‘ ! spaces in the form of balconies ensure

owever further measures can be provided for.

adequate privacy is et
* The Village Ce%)&en designed to ensure that the residential amenity
IS

of existing hdu rotected. This is achieved through the use of
approppé@he and landscaping.
0

e T
ra [Pre will result in a reduction in noise to existing residential units.

development including a noise abatement boundary along the

berstown Lane North will be retained to access the existing residential
thits and to provide for a pedestrian/ cycle priority route.

» Existing residents will benefit from improved connections to Hansfield station,
the provision of a new bus route to serve the village centre and improved

pedestrian/ cycle connections to/ from and within the site.
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« The amenities in the village centre will serve the existing residential units as
they are only 100 m away and the proposed primary school (not part of this
application but facilitated) is only 200 m away.

o Itis reported that the existing residents will experience a change in their
environment from rural to a developing urban area. There will be short term
negative impacts during the development of the site but long-term benefits
include improved services, amenities and access to sustainable transport.

7. Proposed Materials and Finishes: The submitted Architectural Design
Statement and Landscape Design Report provide details of the finish
landscaping, paving, pathways, entrances, and boundary treatme b
utilised in this development. Final details can be agreed with Efn ognty

Council by way of condition.

8. Railway Boundary Treatment: Chapter 10 of the sub R provides a
detailed noise impact assessment of the propos el ent. Noise levels

are likely to reduce from the current situation dueNg thg/change over from diesel

8 DART + project. Noise

rovision of a 2 m high noise

abatement screen along the rail ary, units adjoining the railway are
dual aspect meaning that windov e closed if noise is a nuisance, and
design measures have bgen rated to ensure that noise does not become

an issue for units wi heNgilway quarter.

9. Daylight and SR} essment: An assessment has been undertaken by
3D Bureau ijf suppo this application. The report concludes that layout and

propos ' have access to good levels of daylight/ sunlight though 2% of
the pfo dYapartments do not comply with the BRE Guidelines. Compensatory

os Bre provided in the Architectural Design Statement.

limate Assessment: A Microclimate Assessment has been underiaken
by AECOM. Suitable design and mitigation measures have been carried out to
the overall design. In conclusion, the report found that the development
positively impacts on wind microclimate and the development is safe/ comfortable

for pedestrian uses.
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11.Housing Quality Assessment: This has been provided as part of the
Architectural Design Statement.

12.Connect to Greenway: A pedestrian/ cycle path is proposed from the western
end of Barberstown Lane North and which connects to the proposed junction at
the south-west corner of Barnhill Stream and northwards to the north-west corner
of the Link Road East. Further connections are provided to Parkside and beyond

to the Ongar-Barnhill Road.

the development and which can accommodate up to 210 chi

operational capacity is likely to be 140 to 160 children at e. d has been

set aside for the future development of a 1 6-classroom prifary School and it is

considered that this could also provide for after sgho r children.
14.Transportation Issues: The applicant is s rted\with a Traffic and

Transportation Assessment Report and i anagement Plan, both
prepared by CSEA. In addition, a qualit ccordance with DMURS has
been provided.

15.Pedestrian & Cycle Route Parkside: A drawing for Area 6, ref.
21154_LP_G D6 has b eed to clarify the layout in this area.

16.Noise Impact Ass :, This has been addressed in Chapter 10 of the
submitted EIA itigation, a 2 m high noise abatement screen is to be

provided a b ry of the railway line. Other measures are outlined and
have begnWgletailgd under Section 8 above.

17.Wate es Department Matters: A report prepared by CSEA has been
Qe dA0 address the issues raised by Fingal County Council's Water Services
ment. Legal details have also been provided in support of the application.

18.Report on Parks & Green Infrastructure Division Matters: The Landscape
Design Report by Gannon Associates addresses the issues raised.

19. Construction Management Plan and Construction Traffic Plan: An outline
CEMP has been submitted in support of the application and a final CEMP can be
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agreed with Fingal County Council prior to the commencement of development

on site.

20. Barberstown Lane North — Public Right of Way: As part of the works to
develop the Ongar-Barnhill Road, by Fingal County Council, the public right of
way over Barberstown Lane North will be extinguished. This will take place prior
to the commencement of the subject development. The local authority can

designate the remaining section of Barberstown Lane North as a cycle/

pedestrian route under Section 68 of the Roads Act 1993 as amended. Tr
volumes would be low over this road as it would only function as an ac to
existing houses on it. Active travel will be prioritised throughout thegite

Fingal County Council may develop this further in the future.

6.0 Relevant Planning Policy

6.1. National Policy E:

6.1.1. Project Ireland 2040 — National Plannj r ork (NPF})

Chapter 4 of the National Planning Framgwor s entitled ‘Making Stronger

Urban Places’ and it sets out to enh xperience of people who live, work

and visit the urban places of Ire@

more p
villages, subject to development meeting appropriate planning standards and

achieving targeted growth’.
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* 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”.

Chapter 6 of the NPF is entitled ‘People, Homes and Communities’ andit 3etao

that place is intrinsic to achieving a good quality of life.

A number of key policy objectives are noted as follows:
* National Policy Objective 27 seeks to ‘Ensure the integ safe and

convenient alternatives to the car into the designgf oursomunities, by prioritising
walking and cycling accessibility to both exi posed developments and
integrating physical activity facilities for all a

‘Prioritise the provision of new homes at

development and at an appropriate scale of

6.1.2. Section 28 Ministerial Guidelines

The foliowing is a list of Section 28 - Ministerial Guidelines considered of relevance
to the proposed development. Specific policies and objectives are referenced within

the assessment where appropriate.
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« Urban Development and Building Heights - Guidelines for Planning Authorities —
(DoHPLG, 2018).

» Sustainable Urban Housing: Design Standards for New Apartments Guidelines for
Planning Authorities (DoHPLG, 2020).

- Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (including the associated Urban Design Manual) (DoEHLG, 2009).

« Quality Housing for Sustainable Communities (DoEHLG, 2007).

« The Planning System and Flood Risk Management including the associa
Technical Appendices (DEHLG/ OPW, 2009).

» Childcare Facilities Guidelines for Planning Authorities (2001).

« Regulation of Commercial Institutional Investment in Housin i es for

Planning Authorities (2021). ‘

Other Relevant Policy Documents include: '0

¢ Smarter Travel — A Sustainable TransportNew Transport Policy for
()

Ireland 2009 — 2020.
¢ Permeability Best Practice Guid mial Transport Authority.

« Climate Action Plan - 2023 O

6.2. Regional Policy, \o

6.2.1. Regiona& conomic Strategy (RSES) 2019 — 2031
id|

The Easter and Regional Assembly ‘Regional Spatial & Economic Strategy
2019-20 vMes for the development of nine counties including Fingal and

su iMplementation of the National Development Plan (NDP).

Table ‘Strategic Development Areas and Corridors, Capacity Infrastructure and

Phasing’, references Barnhill under the Residential heading and states:
‘Dublin 15 lands — continued development of Hansfield linked to the future
development of Barnhili and Kellytown (sic) landbanks to the south and east'.

Phasing/ Enabling Infrastructure includes:
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‘Public transport, Clonsilla Station, water network and waste water upgrades’. These

are listed as Short-Term works.

6.3. Local/ County Policy
Fingal County Development Plan 2017 - 2023

6.3.1. The Fingal County Development Plan 2017 - 2023 is the current statutory plan
and includes these lands in Barnhill, Dublin 15.

6.3.2. The subject lands are zoned Objective RA — ‘Residential Area’ with

objective to ‘Provide for new residential communities subject to the prodsi t
necessary social and physical infrastructure’. The site is subject to c ea
Plan. A Road Proposal is indicated to the west of the site.

6.3.3. The following are considered to be relevant to this references in

brackets are part of the objective and refer to the develo an maps.

» Objective SS12 Promote the Metropolitan Cogsolidijo® Towns of Swords and

Blanchardstown as Fingal's primary gro r residential development in
line with the County's Settlement Hierar

» Objective Blanchardstown 18 - Pre and/ or implement the following Local

ring the lifetime of this Plan: ....... Barnhill Local

P3.)

Area Plans and Masterplan

Area Plan (see Map Shee

o Constructio hodges on these lands will be dependent on delivery of the

proposegrn oajl and bridge over the railway;

o Ensgfre‘the ision of pedestrian access between Barberstown/ Barnhill
Hansfield SDZ by means of a new pedestrian bridge integrated

joining development including the proposed Hansfield rail station:

option of the Local Area Plan shall be dependent on the rail station at
Hansfield being open, accessible and serviced by train.

» Objective BLANCHARDSTOWN 18: Prepare and/or implement the following
Local Area Plans and Masterpians during the lifetime of this Plan (including
Barnhill Local Area Plan),
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» Objective MT41: Seek to implement the Road Improvement Schemes indicated in
Table 7.1 within the Plan period, subject to assessment against the criteria set
out in Section 5.8.3 of the NTA Transport Strategy for the GDA. Table 7.1

includes:
o N3-N4 Link Ongar to Barnhill
o N3-N4 Barnhill to Leixlip Interchange

6.3.4. Local Objective 125: ‘Ensure the provision of pedestrian access between
Barberstown/Barnhill and the Hansfield SDZ by means of a new pedestrian fgd

integrated with adjoining development including the Hansfield rail station«
6.3.5. The following Protected Structures are indicated on Sheet 13€in vigfhity of
the subject site:

e RPS 711 — Packenham Bridge — Late 18th Century singlg-ar stone road
bridge over the Royal Canal located to the east of jifg d ent site.

e RPS 712 — Barnhili Bridge — Mid 19th Century St8ge road bridge with single arch

Qn.. is located on the R149 to the
[ J

¢ RPS 944a - Royal Canal Late 1 man-made canal, including the tow
paths, the canal channel wit?@n nd earth banks, and the canal locks.

Barnhill Local Area Plan 2&
6.3.6. The Barnhill L F%: prises 45.64 hectares of residentially zoned land.
N D

istributor Road is to serve the area and its proposed

over former Dublin — Little Pace Railway L

north west of the subject lands.

The proposed Ongar-

location is to th@&westpfthe site. A plaza/ suitable public realm area is required
adjoining JdaRrsfi ain station to enable pedestrian access to the station from the

LAP AP seeks to promote/ accommodate higher density development

A railway line and Hansfield station, with medium density development
across the centre of the lands, and a lower density on a western part of the lands,
adjoining rural lands. Part of the LAP lands are reserved for a future primary school,

which is subject to the requirements of the Department of Education.

6.3.7. The following objectives within the LAP are considered to be relevant:
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* 511 Deliver between circa 950 - 1150 new dwellings and associated amenity and
educational facilities, to meet existing and future housing needs and to create a

sustainable and socially inclusive mixed-use community.

* RN1 Ensure delivery of the appropriate road infrastructure in line with the phasing
of the LAP and infrastructure needs.

* RN2 Apply a Section 48(2)(c) development contribution scheme as may be

required, to deliver the infrastructure necessary to secure development.

* RN4 Ensure routes within the LAP are designed to function as urban stree

than traffic distributors to accommodate multi-modaj movements, creat

place and contribute to the public realm and overall permeability.

* MT2 Ensure the provision of new road infrastructure as requi

lands prior to the delivery of any new residential developme

* GI1 Require all planning applications to be accompani ormed by a Green
Infrastructure Masterplan for the entire LAP lands

« POSR9 Consider accepting the plaza/publigreg beside the rail station as
Class2 Public Open Space subject to a su % high-quality finish and design.
* DHM1 Promote a sustainable mix of hdysing types, sizes and tenures to reflect the

diversity of needs in an expanding cdmunity set in a high-quality, well-designed
environment. O

* DHM2 Support the d% nt of between 900 - 1,150 residential units or greater

on the lands.
* BH1 Buildin@ primarily range between 4-6 storeys (or greater subject to

ign ghd visual impact) along the rail line and canal and between 2-3

storey e on the LAP lands.

local landmark and feature building elements over the stated building
aft key locations, where they contribute to the visual amenity, civic
importance, quality design and legibility of the area. The locations are to be agreed
with the Planning Authority and subject to relevant government guidelines.

6.3.8. The LAP identifies four development areas for which individual planning
applications should be submitted. The phasing of future development should be
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clearly indicated as part of the planning application. Should a larger planning
application be lodged (SHD) it shall clearly outline proposed phasing within each

development area.
Development Area 1: Railway Edge:

« A green route shall run along the length of the rail line, east-west, offering
designated and safe pedestrian and cycle routes. The main internal avenue within
the LAP lands commences at Hansfield Train Station at the small civic space an
runs in a curved south-westerly direction to link in with a proposed local centr

Development Area 2. The plan provides for 467 no. units at a density of o+

DAOQ2 Ensure that the layout, design and delivery of the access route
station and the surrounding built form of the civic plaza is an inte
initial planning application whether in this Development Area o{o

Development Area 2: Centre:
« The density of development will be generally in thgerangg 3%# 50 units/ hectare,

though there may be opportunity for a higher dgag| ement. This area is to

*

identified as being within a flood zone. Gfi{jcal in €Stablishing a sense of community

contain a local neighbourhood centre, school, public park alongside lands

and identity will be an appropriately ed civic space forming a ‘village

square’ enclosed by buildings t ﬁv odate ground floor active frontages and
defined by a fine urban graj aw céntre will provide a range of uses and will offer
a focal point for living, in d access to local services and facilities.

Development Are

« Proximate to the gre§nbelt with County Meath. Building height and form and the

quality of desi mportant given their potential prominence at the interface of the

urba :
RS

over the’failway line. Underpass of this road for pedestrians/cyclists will be

e rural hinterland. Access will be from the Clonee to Lucan Road

ds will be isolated by the new Ongar to Barnhill Road, which will bridge

facilitated. An opportunity exists to locate a higher building here or position a
landmark building as an entrance detail. The density of development will be
generally circa 24 units/ hectare with the possible exception of the area to the north.

Development Area 4: Royal Canal — (This area is located outside the subject

development lands).
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Section 9.0 identifies key principles of phasing, with development extending
outwards from the railway station. Phase 1 includes all the ‘RA’ zoned land to the
north of Barberstown Lane North and east of the new Ongar — Barnhill Road and
includes the development of this road. This includes areas adjacent to the existing
centrally located residential areas. Phase 2 of the LAP includes all remaining lands
east of the Ongar - Barnhill Road and is the location for the primary school

reservation, local centre, café/ interpretative centre and the majority of own door

housing. The requirement for the school may not coincide with residential
development. The school site reservation will remain unless confirmation is4@
from the DES that it is no longer needed. Phase 3 relates to all lands t wesY
the Ongar-Barnhill Road, primarily consisting of low-density reside ho

* P2 All pianning applications shall clearly set out a phasing pragr eds part of

the application and this shall include a clear understanding h phase is to
be completed including infrastructural requirements prio mmencement of
the next phase of development. Table 3 sets out th abNng infrastructure required

for each development area.

* GP01 Ensure that the Urban Design Guid rihis LAP which aim to support
the vision for Barnhill are adhered to igfthe roll"8Ut of development in the area.

7.0 Third Party Submi

7.1. A total of six su ioNS were received.

ed Jrom Roderic O’Gorman, TD and Coungillor Daniel

Whooley, in a n tO§adividual members of the public and the comments raised,

can be su ised As follows.
7. pPSed Development:
e S of the Barnhill Local Area Plan, there is a Judicial Review against this and

if quashed, the proposed development cannot take place. The land is zoned RA
— residential, and is subject to the provision of a local area plan.

» Concern about the development of multi-storey apartment blocks that would be
out of character with the established form of development in this rural area.
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The proposal would represent overdevelopment of this site.

There is plenty of land available in the area for a high-quality form of housing
development that would provide for affordable housing.

Facilities to be provided in tandem with the development.

The provision of apartments in blocks up to 12 floors high is contrary to the
requirements of the Barnhill Local Area Plan, 2019.

The justification for material contravention due to the proposed height of

development is not adequate.

The proposed development does not represent a fast-track devel nt 0
the need for the provision of the new road, the need for a new,br over the
canal/ railway fine, the status of the LAP is not confirmed d dicial

review in progress at present, there is a need for theu e e Ringsend
Wastewater Treatment Plant, and the status of th nin till not confirmed.
e er

is
The Statement of Consistency includes a n rs.

7.1.2. Residential Amenity:

There is a reduction in the amount of ghgen space proposed having regard to the

requirements of the Barnhill L a Plan, 2019.

Potential for overlooking o oposed development.
Local of communal gpe may adversely impact on the residential amenity
of properties in

I%
Views from fhe existifg houses are not provided in the submitted documentation.

datail is provided in relation to the proposed boundary treatment

Suggested that a number of the ground floor units in the Town Centre be revised
for use as community spaces, which may be a more appropriate use of these

spaces.

Noted that there are vacant retail units in other similar local centres in the Dublin

15 area.
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7.1.4. Infrastructure:

There is a need for the completion of the proposed Ongar-Barnhill Road before
development commences, this is included in the Barnhill Local Area Plan, 2019.

Infrastructure in the area is at present of a poor quality with no footpaths and the
proposed development is dependent on the provision of the Ongar-Barnhill Road
prior to the commencement of development of this site.

Other infrastructure is to be provided as part of the DART + West Scheme
lamréd Eireann.
c

The provision of new exits onto the already congested R149 give trpffi
safety concerns.
1 nd

General concern about the potential increase in traffic o that road

improvements be provided to reduce through traffic in the area
There is a shortfall in car parking provision.

There is a need for car parking adjacent to theWgilwa} station at Hansfield.

7.1.5. Water Supply, Drainage and Floon@

The Barnhill area has been subjec ooding over the years and the submitted
Flood Risk Assessment is not addguate In this regard.
Concern about pluvial @ site.

t site.

There is poor soil i i

e that the stream to the south is protected as it has an

important flinctiog f surface water drainage.

he area is already deficient, there is a need for a suitable water

e the area including this development.
ironmental Issues:

The EIAR is not adequate as there is Japanese Knotweed on the site that has not
been adequately detailed. The EIAR suggests that there is no invasive species

on site,

Bat recording was undertaken along public roads, which is not acceptable.
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« Concern about the removal of asbestos.

7.1.7. Other Issues:

« No public consultation took place to date.

« There is an error in the public notices with reference to the newspaper notice.
The submissions are supported with photographs and relevant maps.

Note: The comments in relation to legal issues are noted, however the Barnhill L
Area Plan has been adopted by Fingal County Coungil and is the current oper

plan for this subject site. @

8.0 Planning Authority Submission

8.1. The Chief Executive’s report, in accordance with th req@nts of section
8(5)(a) of the Act of 2016, was received by An Bord Plgana e 131 of

September 2022. The report states the site locatioggand SesQ¥ption including
relevant planning history, nature of the propos Vv ent including the
comments of the elected members, members lic and reports, and provides

velopment.

an assessment of the strategic housing

8.2. The Planning Authority through Yef Executive’s report recommend that

@

e proposed development would accord with the

permission be granted for the p evelopment. The report concludes that:

‘Subject to appropriate cohditi

Barnhill Local Area F ¢’Fingal County Development Plan, would provide a
satisfactory sta %; emaking, architectural and urban design and level of
amenity for f t@e ts and not give rise to undue environmental or other
impacts ties of the surrounding area. The proposed development is

t
ther oMeidered to be in accordance with the proper planning and sustainable
deve t of the area. Consequently, Fingal County Council recommends a

grant offpermission’.

8.3. The CE report also includes a summary of the views of the elected members
of the Blanchardstown-Muthuddart/ Castleknock/ Ongar Area Committee Meeting
held on the 17t of August 2022, and these are outlined as follows:

« Support given for the development of these lands.
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The provision of a school site is welcomed. Clarity required as to if negotiations
have taken place with the Department of Education and Skills.

School should be provided prior to the development of this site.

There is a need for a post-primary school in addition to the primary school.
Need for transportation and infrastructure to be delivered up front, this is key to
the development of this site.

Concern that the retail/ community space will not be provided.

There is a need for community facilities considering the high-density f@
this development. @
Reference made to vacant retail units in other developments ja n Dyblin.
Opposition to the development as submitted.

Twelve storey apartment block is out of character with th Xisphg area.
Daylight/ sunlight analysis needs to be robust.

Concern about the impact on existing residepgs in t ea.

Need for the provision of the Ongar-Bar .

Concern about the quality and qua ity mpen space on site.

tial should not be permitted.

The development should be-eagried, out by way of a number of applications.
Barnhill LAP should be oith in full.
The development % the LAP.

=

Potential for s I'TSSuey.
The develgfment Socused on the provision of apartment/ duplex units, when it

shoul for a better mix of unit types.

Need facilities such as piaces of worship, playgrounds, and other

nds,

Neg¥ for more school and creche places.
Query over consultation with the local community.
Need to consider universal design and duplexes go against this.

Potential need for allotments in the area.
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8.4. Planning Assessment

8.4.1. Section 3 of the Chief Executive (CE) report provides an ‘Assessment of the
Strategic Housing Development’. Section 3.1 is an introduction to the assessment,
Section 3.2 considers ‘National and Regional Policy’. Section 3.3 considers the
‘Strategic Context’ of the deveiopment. The site is located on RA zoned lands that
are served by the Dunboyne to Clonsilla railway line through Hansfield station and
the Planning Authority report that the uses are appropriate to the zoning that applies

to this site.

8.4.2. Section 3.3.2 considers the ‘Ongar — Bamhill Road’, which is an o i€ ctive
the Fingal County Development Plan 2017 — 2023 under Objective M

development of these lands is dependent on the delivery of the pr, road
and the bridge over the railway line. Atthe time of the CE rep@rt teider
documents were almost complete with a construction peri 2 nths expected.
The Planning Authority recommend that if permission idgrark€d /the road should be
substantially complete and operational prior to the occypation of the subject
development. Considering the importance of | @- e wider area a special
contribution under Section 48(2)(c) shoulg be SggdedWlior to the commencement of

development.

the development of the majority of the site

8.4.3. Section 3.3.3 considers th€ Ugye ent in the context of the Barnhill Local
Area Plan. The proposal woyld %

that adjoins Hansfield station (to the south east)
and a number of the€xi Jses within the LAPS lands. The Planning Authority

considered the it velopment in the context of a number of specific aspects
of the Barnhill Lcal Ajea Plan as foliows:

pPsed phasing has been submitted and is also included within Table

area except for a small

itted EIAR. The development has regard to the phasing as provided

/ The Planning Authority recommend that certain infrastructure be
provided prior to the occupation of Phase 1A of the development site. Specific
recommendations include the development of the ‘Stream’ character area prior to
‘Parkside’ and ‘Link Road West in order to ensure compliance with the LAP, to
ensure the completion of the lands to the east of the Ongar-Barnhill Road and to

provide a suitable entrance fo the development site.
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Density: The Planning Authority consider that the density is acceptable in the
contest of the Barnhill LAP.

Building Height: Objective BH1 of the LAP sets out a building height strategy and
Objective BH2 allows for certain landmark and feature elements within the LPA
lands. The proposed layout in terms of height is summarised in the CE report. A
Material Contravention Statement has been submitted in respect of deviation of the
height strategy provided in the LAP. The Planning Authority note this, but also have
concern regarding the proposed heights in the context of the prevailing char

the area with reference to the development of the lands to the north of th

line in Hansfield and the adjoining lands which are predominantly rur

Concem that the development may dwarf existing houses in the oncern
about the design and monolithic nature of some of the blocks w icdlar
reference to the 11-storey block in the Station Plaza. There for increased
piace making and an urban design rationale for some of oposed buildings on

the site.

The Planning Authority recommend that the me of the proposed blocks

be reduced in order to comply with the Barni .y This in turn may create greater
opportunities for more south facing apdtments"and address potential issues of

overlooking of existing properties.

Mix of Uses: The Bamhill Lo Pfan includes a need for a range of services to
serve the community and ddes recreational, educational, medical and retail
uses. The LAP seekgfto psquiQ¥ a foodstore with a floor area of between 1,000 and
2,500 sqg m and aﬁ er retail units that provides for a focal point for the
future populatipn of thiS¥rea. These units would be located adjacent to a civic
plaza. T ing’Authority report that the elected members raised the need for
suitable ity and local services to serve the future population. The Planning
ofSs the units to be provided within the Village Centre, character area, but

expressed about the provision of supporting commercial and retail

services. The Planning Authority are not certain if the proposed commercial units

could accommadate a suitably sized convenience store.

Residential Mix: The Planning Authority provide a table that compares the proposed
housing mix set out in the Barnhill LAP and that proposed by the applicant in this
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application. There is a concern that the provision of 36 four-bedroom units in a
development of 1,243 units would not support the development of a community in
Barnhill with a potential imbalance in housing types. More four-bedroom units could

be provided in the form of three or two storey units.

8.4.4. Design and Layout is addressed under Section 3.4 of the CE Report and any
development on these lands should have regard to relevant national guidance. The
proposed development is in the form of 10-character areas; two to the west of the

R149 and the remaining eight are located to the east of this road. The density
nature of development varies amongst the character areas with higher dens
development located adjacent to the railway station and the mixed-use gen

Higher buildings are located within these areas and on key road nog@l p

provide for place marking. The primary area of public open sp lo d to the

south adjacent to the Ongar-Barnhill Road.

The proposed development provides for suitable passifg sufy®ili&nce along the

Ongar-Barnhill Road, though the Planning Authori nsidgr that improvements
mmercial units, though it

could be made. Welcome is made for the duz @ g
is not certain if this would be practical havjng réigald fathe need for storage and staff

facilities within the units. Comment is alsogade that the presence of two-storey

units adjacent to the public open e\pay not provide for the most appropriate

form of development here.

There is a lack of detail redar the differences in height in two locations on site;
the northern elevatio e’site adjoins Hansfield station and to the western
side of the St:atﬁa)E ch adjoins the existing cottages. The Planning Authority

consider this,jsske to e ‘one for the Board to have regard to and to ensure that the
propose lopment does not have a negative impact on the residential amenity
of th g Weidents who adjoin the site.

Carp is provided in a mix of forms, however there is a significant amount of
surface car parking proposed throughout the site. Street trees are provided within

private gardens, and which is considered to be sub-optimal as they may be removed

by the future landowners.
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House Design: The Planning Authority have identified a number of houses that
would benefit from a redesign in order to ensure that suitable passive surveillance of

public open spaces is provided for:

» House number 23 (Unit Type HB2(M) be replaced with a Type B1 House.

e Units DA86-91, DA70-75 be provided with additional fenestration in their flank
walls.

A number of design features have also been identified, that would benefit from

revision:

» External staircases on the side elevations of the duplex units/ mals@o;d

be internalised.

¢ Revisions to Unit C01, C02, D29 — 20 and D41 to D42 a 0 -57, C52-54
and C43-45 to better address public spaces/ remove exte sthircases.

* Relocate the front entrance to the side to providedor e Activity on corner sites
— D1, D18 — Station Quarter South, C1-38, 41 NnK'Road East, C81.

 Revise the orientation of C01 to C01, CQ;S C23/ C24 to improve
overlooking of open space. M is reperte , C24 and C74 back onto open
space and this is contrary to D the Fingal Development Plan.

Architectural Design and Mate Planning Authority report that further
consideration is required infre b the palette of materials and architectural
detailing in a number the development site. Internal revisions to corridors

a
are also recomme&nd is reported that the flat roofs proposed result in a lost
id

opportunity to increased visual interest. The front elevation of House
Type H-L Rqgad East, should be revised and similarly the external finishes to
house eam would benefit from revisions. The northern fagade of railway

enefit from revision due to its visibility from the railway line. The

quafi

Pla 8
8.4.5. Residential Amenity is considered under Section 3.4.4 of the CE report. A
Housing Quality assessment has been provided with the application. A daylight/
sunlight study is included and provides details on the compensatory measures for

units which do not reach the required targets. The submitted shadow assessment is
difficult to assess due to the scale of the scale of the study. The Planning Authority

Authority identity a number of revisions to materials/ colours in their report.

ABP-314125-22 Inspector’s Report Page 35 of 186




report that communal open space areas 7, 27 and 28 do not receive sufficient

sunlight.

The Planning Authority identify a number of units that should be redesigned to

address potential issue of overlooking, the following are listed:

« Unit type 3C on the Crescent, Site C23 - relocate master bedroom from the west

to the south elevation.

« Unit on Site C28 — West facing window to the master bedroom to be relocat
the north.

o Unit Type 3-A in the Stream — relies on opaque glazing to address jgSu

overlooking.

+ Unit D4 in Station Quarter South — western window should Re d to the

north fagade 2
e Unit D18 in the Station Quarter South — eastern winogw uld be relocated to

the north fagade.

¢

¢ Unit D01 in the Station Quarter South — ea @. nslow should be relocated to
the north fagade.

¢ Unit D15 in the Station Quarter — western window should be relocated to
the south fagade.

The 14 visitor car parkin Nceted adjacent to the terrace of apartment C-02
in Block C should be

A Wind MicrocliQAé;%sment has been undertaken, but only the results for the

balconies of #heWillagg Centre character area are provided.

Facilities are considered under Section 3.5 of the CE report.
Rovision of a site for the primary school which is the responsibility of the
of Education and Skills to provide the school. The location and layout of
this site is considered to be acceptable. A childcare facility with capacity for 140 —
160 children is proposed, and a Childcare Demand Report has also been provided.
The Planning Authority note the demand for childcare in the area and raise some
concerns about the survey resulis, which they estimate the childcare demand to be
at least 160 spaces. Note the submitted report that the childcare facility will be
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provided in Phase 1 though there may be a deficit in childcare for the first two years
of the development; the reason for this is unknown. No details of set-down areas
associated with the childcare facility are provided, though the location encourages

active travel.

8.4.7. Landscape and Open Space details are provided in Section 3.6. The required
open space provision is 2.96 hectares, and the applicant has demonstrated that this

can be provided. The Planning Authority report that much of the Class 1 open space
is located within a flood zone with areas forming part of the SuDS infrastructurg
site. Fingal Development Plan policy is that the SuDS do not form part of the |

open space provision, except where they contribute to the design and gpen
space in a significant way. Objective DSS73 of the Fingal Develo Pl&p/allows

for a maximum of 10% of open space provision to be taken up S

(Multi Use Games Area) requi ' i8N to ensure the protection of adjacent

residential amenity. No ils grovided as to what the boundary treatment for
the proposed pumpingstation' Wil be, and the Planning Authority recommend that a
solid bar railing b& The Class 1 open space pitch should be fitted out to

the requiremeffits of thé)Planning Authority.

8.4.8. d Transport: This is assessed under Section 3.7 of the CE
repog ern regarding the proposed access to Hansfield Station, though the

PrORE eelchair ramp may require revision to ensure that the safety of end
users (Ffully considered.

The proposed road layout provides for good permeability with suitable provision for
segregated pedestrian and cycle infrastructure along the main spine road.

Pedestrian/ cycle routes should be provided in advance of occupation of residential
units. Some additional details are required in relation to a number of the pedestrian/
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cycle connectivity links. The road hierarchy in terms of width and function is in
accordance with the principals of the Bamhill LAP and DMURS. The main spine
road has a width of 6 m, though 6.5 m would be preferable for bus routes. A swept

path analysis is required to determine the suitability of the roads for buses.

The provision of a 500 mm separation between the cycle track and parked cars does
not comply with the NTA Cycle Manual requirement of 750 mm and revised details
are required. Revisions are also required for shared spaces along the proposed

spine road.

Section 3.7.3 considers the car parking provision on site. The proposed ;@:
t

and allocation of car parking is considered to be acceptable having re

apartment guidelines and the proximity of the site to Hansfield sttt

statistics indicate that car ownership is at a rate of 1.4 in the arga ility
Management Strategy and a Parking Strategy have been id d the Planning
Authority consider them to be acceptable; as is the capRarki vision for the non-

residential element of the development. A Car Pa Maypagement Strategy will be

required and on-street car parking that is to b arge cannot be designated

to specific units. The segregation of residentia mercial parking is not clear
and requires further detail in the Car Parkibg Management Strategy. EV parking/

facilities are acceptable.

Section 3.7.4 assesses Cycl Pnd a total of 3,225 long-term residential
o&

parking spaces and 96 f rcial use are proposed, and which are considered

Mg Authority. A range of bicycle parking options are
al caged lockable storage which are designated to a

proposed, thoug
relevant apartm@nt. The‘Planning Authority recommend that a cycle parking
manage tr be prepared, and which includes provision for suitable bicycle

B ipment in appropriate locations. The Planning Authority consider it

to be opriate that bicycles would have fo be brought through a house to be
parking i a rear garden and it is recommended that a suitable alternative be
provided for. The parking in the plaza area is welcomed by the Planning Authority

though a diverse range of design solutions would be welcomed.

Section 3.7.5 refers to the creation of a cul-de-sac of Barberstown Lane North as a

resuit of the development of the Ongar-Barnhill Road. An extinguishment of a right
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of way would have to be provided for as part of the development of this road. The
narrow road width on Barberstown Lane North is reported and revisions to the layout
are recommended. Further consultation and coordination between Fingal County
Council, the DART + Team and the applicant is required in relation to the tie-in
arrangements for Barberstown Lane South, both pre and post the upgrade of the
railway to DART standard.

Traffic and Transport Assessment is considered under Section 3.7.6. and the road
network would operate efficiently following the completion of the development,
future years 2025, 2030 and 2040 for both the AM and PM peaks. The Plajin

Authority note some issues regarding the modelling including the incl

Kellystown Road in the calculations, even though it is unlikely to b y
2025 and the mode share for 2040 seems ambitious and a less.a mode
share assessment should be carried out. The Planning Aut ider that the

mobility strategy is acceptable, and they welcome the pridigionfan Action Plan/
Travel Plan for the proposed development.

Under Section 3.7.7, the sightlines of the R149.3 sgbsed and works to the

existing boundaries and appropriate signag @" pay be required to ensure that
these sightlines are adequate for a road of thiS¥ature. A Stage 1 Road Safety Audit
has been provided and the recom s/ identified measures have been

accepted/ sighed off by the de ﬂ
Some issues have been ix der Section 3.7.8 in relation to the Basement

ess arrangements for Blocks A, B and C are not

and Undercroft Parki
clearly defined for& roft car parking and which appears to double up as a
ere

turning area. om ions have been identified by the Planning Authority in

relation t

8.4.9 rvices and Infrastructure: Section 3.8.1 of the CE report considers
lation to Flooding. An unnamed watercourse, which is a tributary of the

River Dyffey flows on a north west to south east axis through the site. The stream is
mostly overgrown and crosses by way of a culvert under the Royal Canal and the
railway line. It eventually discharges to a number of lakes in Luttrellstown Golf

Course before passing to the River Liffey.
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The Flood Risk Assessment reports that the most significant threat from flooding to
the site comes from fluvia! flooding. Modelling was undertaken and includes climate
change flows of 20%. The culvert under the canal and raiiway line causes a
restriction on overland flooding, with backing up of flood levels towards the southern/
south eastern parts of the site. A 1% AEP design event would result in 11% of the
total site area flooding and 20% would flood for a 0.1% AEP event. The report
findings differ from those of the OPW PFRA mapping undertaken, and a number of
recommendations are made. The submitted flood study provides similar findin

those of the study undertaken in 2018 by Garland Consultancy for the Barnbhj
All housing is to be located on Flood Zone C, and overall, the level of flo

development is considered by the Planning Authority to be acceptab

infiltration, and this limits the use of certain SuDS measpre E report lists the
football pitch will also
ill LAP. Consideration

w

measures that are proposed to be used on site. Thg pro
be incorporated into the overall SuDS strategy fe

reported that a water and waste ection is possible subject to an extension

in the case of wastewater, t o the existing public network which is not

available on site at pre

8.4.10. Th as provided a taking in charge plan and the Planning
Authority report §hat a Yevised plan should be provided that includes all access roads
to future t clearly indicated as to be taken in charge.

8.4, otal of 104 units are to be provided as part of the applicant's

provis onsultation has been had with the Fingal County Council Housing
Department.

8.4.12. The Planning Authority note the submitted NIS and EIAR and report

that An Bord Pleanéla are the competent authority to assess these.
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Statement in Accordance with Section 8(5)(b)(ii) as to whether to recommend
that permission be granted or refused:

The Planning Authority recommend that permission be granted subject to conditions.
The site is located adjacent to Hansfield station, demonstrating compliance with the
National Planning Framework and regional planning and transport policy. The site

would result in the development of the majority of the Barnhill LAP lands and

demonstrates compliance with the Fingal Development Plan 2017 — 2023.
The Planning Authority raise concerns about four issues: ‘Q

* Phasing

« Open space provision and useability

¢ Building Height

» Architectural design and expression.

Overall, the development is in accordance with the B rnw Area Plan and the
Fingal Development Plan 2017 - 2023, would proide fog a Blitable form of

development and provide for appropriate le\@' ntial amenity, would not give

rise to undue negative impacts to the ameni area. The proposed
development would therefore be in accoddance with the proper planning and
sustainable development of the g

Recommended conditions ar d in the CE report. These are generally

standard though | note fongwing:
2. Provide for a rg%’b aging plan that includes the completion of the Ongar-
bl

Barnhill Road, icycle/ pedestrian link to Hansfield station be provided, all
infrastruc in pface, childcare, retail units, medical centre, offices, café, be in
place be se 2 is available for occupation, cycle/ pedestrian infrastructure to

ated/ completed in tandem with development.

3. ReQMce the 9-storey building in the ‘Village Centre’ by three storeys, reduce the
11-storey and 9-storey buildings in the western edge of the ‘Station Plaza’ by 3/ 4
storeys respectively, reduction in the height of the 12-storey buildings by 3 storeys,

reduction in the 6, 7 and 8 storey buildings in the Railway Quarter by 2 storeys.
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4. Lists a number of revisions and alterations to be undertaken to units, design,
materials etc.

5. Provision to be made for an additional childcare facility with suitable set-down/
parking areas to be provided.

6. Revised access arrangements to Hansfield station.

7. Provision to be made for additional four-bedroom units throughout the scheme.
8. Transportation related details and revisions.

9. Provide for an updated Action/ Plan, Travel Plan and Mobility Managem I
within 1 year of first occupation of the development. Revisions to be ewlcar
parking layoul/ accesses.

10. Liaison with DART + project.

11. Road safety related matters.

12. Play and outdoor exercise equipment.

13. Revised landscaping plan, and relevant lands€ang/ Joundary treatment

details. @

In addition to the Planning report, additignal Fingal County Council internal
reports have been provided an e mcluded in Appendix B of the CE report,

summarised as follows:

+ Environment Section: jeClion subject to recommended condition.

* Housing and Co
¢ Architects D meng

recomm

Department: No objection.

A number of revisions to the layout and unit types are

¢ Transp Planning Section: A detailed, and comprehensive report is

o objection subject to recommended conditions.

conditions.

o Water Services: No objection subject to recommended conditions.
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9.0 Prescribed Bodies

9.1.  The applicant was required to notify the following prescribed bodies prior to

making the application:

1. Irish Water
2. Transport Infrastructure freland
3. Nation Transport Authority — No response.

. Irish Rail — No response.

4 < >
3. Commission for Railway Regulation — No response.
6. Waterways Ireland - No response. 2

~J

. Minister of Housing Local Government and Heritage

]

. Heritage Council — No response.

. An Taisce
10. Department of Education and Skills — No resporis

11. Céras lompair Eireann — No response.
12. Fingal Childcare Committee — No respo

13. Meath County Council - No respor

w

Inland Fisheries Ireland (IFi) ted comments on the proposed

development.

9.2. The folfowiﬂ@ summary of the issues raised and includes any
napdfi

conditions/ regbm ons that were made.

9.2.1. Irj

pply can be provided subject to the upgrading of 310 m of existing 200
migyhominal Bore to a new 300 mm Nominal Bore main along the Barnwell Road
as well as a new 300 mm Nominal Bore main along the proposed distributor road.
The applicant to note that there is an existing water main within the confines of

the site. A survey of the site will be required to determine the exact location of the
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water main. Trial investigations shall be carried out with the agreement and in the
presence of the Local Water Services Department on behalf of Irish Water.

« A wastewater connection to service the proposed development subject to the
extension of the existing public system to serve the development. This would
include a rail crossing of the adjacent railway line to the north and provide a
connection to the existing 375 mm irish Water sewer in Ongar Road. The
applicant is advised that if a connection to 3rd party infrastructure is require
permissions, full capacity report and a condition report to be provided.
upgrade of the existing 375 mm Foul Sewer to a 700 mm Foul Sewgr o
Road is also required for approximately 900 m. The size of the ¥ is Subject
to the finalisation of the modelling assessment. Irish Watenfha ans to
carry out upgrades in the area, therefore the applicant il ha provide a

contribution of the relevant costs for the upgrades:

Irish Water has requested that in the event that peffigsior)is granted that conditions
be included as follows: Q
+ ‘The applicant shall sign a connectiog{agree with lrish Water prior to any

works commencing and connect rish Water network’.

» ‘Irish Water does not permit Q er of its assets and separation distances
as per Irish Waters Stanx s and Practices shall be achieved. (a) Any
t

proposals by the appli ouild over/near or divert existing water or

wastewater se S quently occurs, the applicant shall submit details to

Irish Water for assgsément of feasibility and have written confirmation of

feasibj f 4IVEFSion(s) from irish Water prior to connection agreement’.
o t must identify and procure transfer to Irish Water of the arterial
w d wastewater Infrastructure within the Third-Party Infrastructure’.

o ‘The applicant must demonstrate that the arterial infrastructure is in compliance
with requirements of Irish Water Code of Practice and Standard Details and in
adequate condition and capacity to cater for additional load from the

Development’.
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* ‘All development shall be carried out in compliance with Irish Water Standards

codes and practices’.

9.2.2. Department of Housing, Local Government and Heritage:

Archaeology: The Department of Housing, Local Government and Heritage note the
submitted archaeological details and they agree with the proposed mitigation
measures recommended in the Archaeological Assessment Report and

recommends that suitable archaeological mitigation be provided. A list

recommended conditions is provided.

sedimentary material, hydrocarbons and other cherpitals Wat ay come from the
development during its construction phase thro surfage water runoff to pollute the
Barnhili Stream and the downstream Liffey A. A range of measures are
set out in an Outline Construction EnvigonmoRahid dgement Plan (OCEMP) to avoid
such pollution occurring including yment of silt traps, sedimentation ponds,
and the storage of hydrocarbopS ™ g r chemicals in bunded areas. in addition,
a Construction Erosion an Control Pian (CESCP) and a Water Quality

Management Plan wil in place for the construction phase of the

proposed develop t.
Two pairs of yi:Iowz ers, which are on the red list, were found nesting to the
it

south of presence of these would be associated with the use of the

lands tg th&sowth for arable farming. The change in use of the land, may result in

his species. Other bird species are likely to be less impacted as the loss
of 32 mature trees will be compensated by the planting of 1700 new trees. No bat
roosts were found on site and moderate use was made by three common bat
species. Suitable lighting is proposed on site though it is not clear if this lighting is

adequate to prevent impact to bats. A bat sett has been identified on site.

ABP-314125-22 Inspector's Report Page 45 of 186




Conditions are recommended in the event the permission is to be granted for this

development.

9.2.3. Inland Fisheries Ireland (IFi):

The site is located within the catchment of the Liffey system, and which supports a
regionally significant population of Atlantic salmon, a species listed under Annex |i
and V of the EU Habitats Directive in addition to Brown trout, lamprey, eel and man

other sensitive species. Development, if permitted, to be in accordance with

recommended conditions. Note that the Ringsend waste water treatment
WWTP, is currently working at or beyond its design capacity and it wo
upgraded until 2023. Suitable local infrastructural capacity should
available to cope with increased surface/ foul water generated

development in order to protect the ecological integrity of recejvigg aquatic

environment.

9.2.4. An Taisce:

The proposed development materially contraBarnhiII Local Area Plan with
regard to height. While a high level of sity iseSirable adjacent to the train line, it

is considered that the proposed dev. fails to achieve ‘a mix of unit types,

sizes and tenure’ as per the Ba@ s it is dominated by apartments and

duplexes units. It is thereforglre that any grant of permission requires a

reduction in building hej a e mix of unit types aligns with LAP requirements.

There is a need for aldnal fommunity facilities to serve the Bamnhill area. The

reduced buildin igh & required to ensure that the rural character of the lands

to the sout of the site are protected.
9.2.5. Tra Infrastructure Iretand (TI):
N t to make.

10.0 Assessment

10.1. The Board has received a planning application for a housing scheme under
section 4(1) of the Planning and Development (Housing) and Residential Tenancies
Act 2016. Having examined the application details and all other documentation on
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file, including the Chief Executive's Report from the Planning Authority and all of the
submissions received in relation to the application, and having inspected the site,
and having regard to the relevant local/regional/national policies and guidance, |
consider that the main issues in this application are as follows:

e Principle of Development
* Density and Scale of Development
* Design and Layout

¢ Building Heights

¢ Visual Impact :
* Residential Amenity — Future Occupants
* Residential Amenity — Existing/ Adjacent Residents

» Transportation, Traffic and Parking

e Infrastructure and Flood Risk
» Childcare, Social Infrastructure and Part V Sogial uspry Provision

o Comment on Submission/ Observations n stown Area Committee

e Other Matters

* Material Contravention
e Appropriate Assessment Screenihg — Natura Impact Statement
* Environmental Impact @t

t

S
10.2. Principle of D @ on

10.2.1. Hav rd/o the nature and scale of proposed development which
3

is in the form gt 1, idential units in the form of houses and apartments, a

creche, | reJand is located on a stated area of 29.6 hectares. The lands are
zoned fo id@ntial use and are subject to a Local Area Pian — Barnhill Local Area
P he opinion that the proposed development falls within the definition of
Strat ousing Development as set out in Section 3 of the Planning and

Development (Housing) and Residential Tenancies Act 2018.

10.2.2, The subject lands are zoned ‘RA' in the Fingal Development Plan 2017
—2023. This zoning allows for residential development but is also subject to the
provision of a local area plan. The Barnhill Local Area Plan was adopted in February
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2019 and the subject site is within the LAP boundary, making up 29.6 hectares of the
overall 45.64 hectares designated to form the LAP. The Barnhill Local Area Plan
Map on page 57 of the LAP provides an indication of how the LAP is to be set out.
Constraints on the development of these lands include the provision of the Ongar to
Barnhill Road to the west of the LAP lands, and the upgrading of Barberstown Lane
South. Barberstown Lane North is to form a cul-de-sac and access to the railway
station at Hansfield is a priority. There is a cluster of houses towards the centre of

the site, and it is important that their residential amenity is protected.

10.2.3. The proposed development provide for 1,243 units. Section Z4%f t
Barnhill LAP states under Objective DHM2: ‘Support the development %
900- 1,150 residential units or greater on the lands’. The importanjgoi word
greater and the provision of 1,243 unitis considered to be appy te ing regard
to the site area and the developing character of the adjoini

10.2.4. CE Report Comments: No objection tadQe p ed development
and in general the layout is acceptable. The prop dedelSpment makes up the

majority of the Barnhill LAP lands and as suc tion would ensure the
completion of much of the proposed LAP.

10.2.5. Conclusion on 10.2:
acceptable in terms of general cormiis

2023 and the Bamhili Local % 2019.
10.3. Density and % elopment

10.3.1. ThE propodpd development of 1,243 residential units on a site area of
29.6 hectar, idegd for a gross density of 42 units per hectare.

isfied that the proposed development is
ith the Fingal Development Plan 2017 —

10.3. nal policy is to encourage the densification and consolidation of

urbé ere this is deemed to be suitable. The subject site is within the
Bamhill®6cal Area Plan designated lands, and which provides for a range of
densities. In summary, and as indicated on the Barnhill Local Area Plan Map, the

following densities are proposed:

» Railway Edge (Development Area 1). Lands to the north/ adjacent to the railway
line have an indicative density of 84 units per hectare — Approximately 467

residential units.
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* Centre (Development Area 2): Lands to the centre and south east have an
indicative density of 35 to 50 units per hectare — Between 398/ 569 units

* West~— Southern (Development Area 3): Lands to the west/ west of the Barhill to
Ongar Road, have an indicative density of 24 units per hectare — Providing for 45
units.

» West— Northern (Development Area 4). Lands to the north/ north east between
Barberstown Lane North and the railway line have an indicative density of 50

units per hectare — Providing for 25 units.

The applicant has proposed the following: :
Railway Edge (Development Area 1): Density of 85 units per hecjaréWgotalBf 468
units.

Centre (Development Area 2): Density of 50 units per hectar® total of 571 units.

West — Southern (Development Area 3). Density of @7 u r hectare, total of 65

units.

West — Northern (Development Area 4): Dg @ units per hectare, total of 21
units. [/

anning Report, ‘The proposed number of
units in the development is sligiffwgb the target of the Barnhili LAP for
development areas 2 and aivergence is considered marginal, however,
should the Board consjdr thlis a material contravention, a justification has been
onjravention Statement which accompanies this

s on the unit breakdown by the ten-character areas is

10.3.3. The applicant states j

provided in the Matgri
application’. F r
provided inth@Archilectural Design Statement and the Schedule of Accommodation.
Section g7 ) 'Rroposed Density’ provides a clear breakdown of unit numbers in the
ter areas and matched with the density areas. 118 residentiaj units

10.3.4. In general, the proposed densities are similar to those provided for in
the Barnhill Local Area Plan. Some variations in density are to be expected to allow
for good design and urban form, however the proposed development clearly has
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regard to the High, Medium and Low form of density indicated in the Local Area

Plan. The following points are considered:

« The site is located on lands zoned for residential development and which has

been subject to the preparation of a local area plan.
« Theis located to the south western edge, but urban defined area of Dublin 15.

e The site is located adjacent to the Dublin/ Clonsilla to M3 Parkway railway lin
and the majority of the houses on site are within a short walking distance

Hansfield station.

10.3.5. CE Report Comments: The Planning Authority thro t

Report have raised no objection to the proposed development i e
densities indicated in the documentation/ plans submitted in su the
application. The Planning Authority reports that the depsit ptable in the

context of the Barnhill LAP policy for same’.

10.3.6. Submissions: Comment made e elopment/ density is out of
character with the existing form of developme ea.

aving regard to the Barnhill Local Area

10.3.7. Conclusion on Sectio

Plan and specifically the issue of geg
be acceptable. The LAP setou %

t the railway station. Medium density would be

the
ensities that would provide for higher density

proposed development is considered {o

adjacent to the railway linaan
provided towards th tde site and low density towards the west.
'&W

10.3.8. Ti sity development, and the provision of open space/

wetlands to uth Jorovides for a suitable transition where the development
interfac ' |/ agricutural lands to the west and south. The development

alm 0 e existing development nearing completion to the north of the

railw in Hansfield, where the higher density development is provided adjacent

to the railway statior/ line and low-density housing is located away/ north of the

railway station.

10.3.9. The development does not include lands to the south/ south east of the
station and the existing houses to the north of Barberstown Lane North, located
within the High-Density Area, are to be retained as is. The comprehensive
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development of these lands, not in the control of the applicant, would provide for a
significant increase in the number of units that these lands can accommodate. | am
unaware of any proposals for any development of these lands.

10.3.10. I consider that the proposed density is acceptable. The variations

between the density set out in the Barnhill Local Area Plan and that proposed are not
significant. The issue of density is considered further under the section on Material

Contravention.

10.4. Design and Layout

10.4.1. The Barnhill Local Area Plan provides an indicative lay
‘Barnhill Local Area Plan Map’ and the scale of development is r

density set out in the LAP. Open space is primarily providedsra la rea to the
south/ south east and which includes a wetland space. Smalf®r ardas of open space
are provided throughout the site. These smaller spages e needs of the units

adjacent/ within walking distance of them. For examp/®, th¥”areas to the west of the

proposed Ongar to Bamnhiil Road, Link Road & rkside character areas, are
%

provided with public open space and play alg it with play equipment or natural

here appropriate within these accessible

play spaces. Combined with benche

spaces, these areas form a defin int for each of the character areas. Full

details of the open space/ iang n are provided in the documentation and
drawings prepared by GB»X gociates.
10.4.2. The nedd f r zones, due to the presence of powerlines and way

leaves, allows f % isfon of open space/ amenity lands that have visual/
passive recrefitionakbafiefits. The road upgrades/ new road provision in the area
also put the nature of development that adjoins this element of the

propgosedW¥cheptie.

10: Hansfield station will play a key role in setting the character of this
develoPpment, as it will be the focus for the primary form of transport for many who
will live here. The Village Centre is the character area that contains the local centre,
and itis proposed to the south west of Hansfield station. To the south of this is the
site for the primary school. Good pedestrian/ cycle links are proposed between the
local centre and the station. A plaza space will provide for a focal point in the area
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between the local centre and the school. The connection between the station and
the local centre is restricted by the existing houses to the north of Barberstown Lane
North, and there will be significant difference in the environment, scale and height of
development in the context of the existing houses and the proposed development.

10.4.4. As reported, the local centre is focused around a plaza with the five
smaller retail units to the north, the larger commercial unit to the east and a medical
centre and a café located to the west. A bus stop is provided to the south of the
plaza and access to the basement car park is available from within the plaza. %
is
ith

floor level is a large office space to the west of the plaza and to the eastis
community centre. The mix of uses is welcomed and should ensure that t
0 w

active throughout the day and into the evening. Itis considered th

the access to the station, this area should form the focal point i
development.

10.4.5. As already reported, the scale/ height oféigve nt has regard to the
sites that adjoin the subject site, with the taller bui s toh€ north, and lower units

to the south and west. Full regard has been an Design Manual and
the 12 design principles are fully considered i ment of Consistency
submitted with the application.

10.4.6. CE Report Commgprrig
Report have raised no general .@
proposed layout and des] xg at 10-character areas are proposed with a
difference in density efghts and design differentiating them. Taller
buildings are loc eWnodes, which allows for wayfinding throughout the site.
10.4.7, onsideration has been had to ensuring that appropriate passive

surveilla ' vided throughout the site. Dual frontage retail units are proposed,

Planning Authority through the CE

to the proposed development in terms of the

[cfied by the Planning Authority, though the practical achievement of
d difficult when provision is made for storage and staff welfare areas within

these retail units.

10.4.8. An issue that was raised referred to the how was the applicant going to
deal with the issue of level differences at two points:

1. To the northern side of the site where the proposed units interface with the

railway station.
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2. To the westem side of the station plaza, which is shared with the existing

houses on Barberstown Lane North.

10.4.9, Submissions: Comment was made that the scale of development/

density is out of character with the existing form of development in the area.

10.4.10. Conclusion on Section 10.3: Having regard to the Barnhill Local
Area, the proposed layout is considered to be acceptable. Local area plans provide
a clear framework as to how development of an area is to progress, and | am
satisfied that the subject application is broadly in accordance with the Barnhi Z
Area Plan. ‘%

10.4.11. I note the comments made by the Planning Authority

report and in particular the issues raised in relation to interfaces
to the north and the existing cottages to the west of the accefs r Y8ufficient
separation distance is provided between the apartment cks he railway line to
the north. The area between the railway and units be s car parking and
for access. The provision of a solid boundary a the ay line will result in a
reduction of daylight to the apartments esp on the ground floor. This is
considered further in this report; however, t orth facing elevations, with no
access to sunlight and an expected p eceipt of daylight. The interface between
the existing cottages and the westerhsi the station plaza will be screened by
planting. The difference in he ) be hidden by a planted wall and/ or a
hedgerow that masks the n method be it a block wall or other form of

retaining wall.

10.5. Buildi i

10.5.1. TQe Issue of height was raised as an issue of concern in a number of
ubmissions. The Planning Authority report that the Barnhill Local
seeks to provide for buildings that are between 2 to 6 storeys in height.
Objective BH2 allows for local landmark buildings higher than 6 storeys in suitable
locations. The Planning Authority report that a range of buildings from between 2
and 11 storeys are proposed throughout the site. Concern is expressed about the
heights due to the exceedance of the prevailing heights, established by development
in Hansfield to the north of the railway line, and also having regard to the proximity of
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these higher structures in the context of the adjoining rural areas. Concern is also
expressed about the height of some of the blocks in relation to existing residential
units within the LAP lands, and also about the design/ elevational treatment of some
of the blocks which are considered to be monolithic. The Planning Authority
recommend that the height of a number of the blocks be reduced to address their

issues of concern.

10.5.2.
seeks the following reduction in heights:

The Planning Authority have recommended a condition (no.3) that

» 9-storey building (Block C) in the ‘Village Centre’ by 3-storeys ,Q);
o 11-storey building (Block A) to west of the ‘Station Plaza’ by 3-sipre
e

» 9-storey building (Block A} to west of the ‘Station Plaza’ by

+ 12-storey building by 3 storeys

o B-storey (Block A), 7-storey (Block B) and 8-storgy b ’Idic (Block C) in the

‘Railway Quarter' each by 2-storeys.

The inclusion of this condition in full would re@niﬁcant reduction in the

number of units proposed. Although n ated by the Planning Authority, | have
prepared this table to provide an es the number of units that may be lost

on this basis that the upper floo ﬁ- ved. This total may not provide a true
reflection of the number of whits Wat would be lost, as the removal of other floors

may present a diﬁerent@\

Location | Bloc Nprbposed Omitted Omitted | Revised
) number of units | units Total Total
Village 33 3 Floors — C- | 9 Units 24
Ce 25t0 C33
Stati 61 3 Floors — 7 units 54
Plaza storey A55 to AG1
Station A-9- 53 4 Floors — 21 units 32
Plaza storey C32 to C52
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Village 12-storey 40 3 Floors — 12 units |28 ]
Centre E29 to E40

Railway | A - 6-storey | 74 2 Floors - 22 units 52
Quarter Ab3 to A74

Railway | B - 7-storey | 41 2 Floors — 12 units | 29
Quarter B30 to B41

Railway | C - 8- 94 2 Floors — 22 units 7
Quarter | storey C73to C94 .

Total 396
10.5.3. CE Report Comments: The Planning Authority go

already been raised in this section.

10.5.4. Submissions: Concern expressed about

blocks and for the potential for loss of residential ameNi
height of these blocks.

10.5.5. Conclusion on Section 10.4 d full regard to the comments
raised by the Planning Authority in reléflion to building heights. | note also the two
objectives that refer to height and te them here:

¢ ‘BH1 Building height will pr nge between 4-6 storeys (or greater subject
to high quality desig vistral impact) along the rail line and canal and

between 2-3 store

ere on the LAP lands’.

¢ ‘BH2 Acce a ark and feature building elements over the stated

building,helghts at key locations, where they contribute to the visual amenity,

civi rtgnce, quality design and legibility of the area. The locations are to be
the Planning Authority at application stage and will be subject to

t government guidelines’.
From reading the LAP there is no absolute restriction on heights and it can be stated
that the development complies with Objective BH1 with heights primarily in the range
of 4 to 6 storeys. A restriction on heights would state what the maximum proposed is
and the applicant has proposed a number of higher buildings that provide wayfinding
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throughout the development site. The 12-storey block is proposed as a landmark
building for the entire site and the greater south west Dublin 15 area.

10.5.6. Further consideration to the issue of building height will be given in the
sections on Residential Amenity and Material Contravention. | have no objection to
the proposed heights as the Bamhill Local Area Plan allows for heights in excess of
those listed in the relevant objectives. The applicant has demonstrated that a high
quality design can be provided and as will be assessed in the next section of this

report, the visual impact is considered to be acceptable.

10.6. Visual Impact
10.6.1. In addition to the submitted Architectural Design Statgghe e
Landscape Design Statement, Photomontages and CG! Bookl

Design Bureau have been submitted as part of the EIAR, in su

submitted images.

10.6.2. The proposed developm®qt is 0tated to the south of the Clonsilla to

M3 Parkway railway line and is rdral/ primarily agricultural area, with a small

cluster of houses located & o/horthern centre of the site. The proposed
development will signifiga hafge the visual character of the area. As submitted

and if fully constr thessite will become part of the existing built up area of

undary of the urban area is the railway line and this
velopment to the south, but with a form of development that

and density where it interfaces with the rural area to the south and

of units up to 12 storeys would have a very significant impact.

10.6.3. The submitted Architectural Design Statement provides an overview of
each of the 10-character areas. The statement includes photographs, plans and a
number of images of 3D models of elements of the development in support of the
application. Details are provided of the external finishes of the buildings and
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summary details of the landscaping plans within the relevant character areas of this

development.

10.6.4. The proposed development consists of a mix of standard two storey
houses, primarily in the form of semi-detached and terraced blocks. The external
materials consist of a mix of brick and render and there are clear differences
between the design/ finishes between the different character areas. Details are
provided in Section 7.2 ‘Elevational Material and Expression’ of the Architecturai

10.6.5. The apartment blocks, similar to the houses, will b
of materials to provide variety throughout the development sj
brick of different colours will be in use but also render and stafiding/seam metal

cladding in some locations. Balconies are to be finis ed%mix of glazing and
powder coated or painted balustrades. Window frame ifh most cases match the
colour of the balcony and this provides for a ONyisial continuity.

10.6.6. CE Report comments: The Quthority through the CE report
consider that the proposed palette of rials and architectural detailing should be
further considered for a number of akeas 8Mhis development. They also consider

that ‘there is a lack of expres Q nwances to the proposed apartment buildings’.

The Planning Authority n awae’apartment blocks are provided with flat roofs
and that there was anfoppagtu to provide for visual interest across the roofscape

of the proposed deWalo . The Planning Authority have provided a list of
buildings/ part§ of chargéter areas that could be revised to improve the overall visual

character

10.6 missions: Concern was expressed about the impact of the
de nt on the rural character of the area. In addition, it was stated that

int viewpoints were provided, none were provided indicating the view post

construction from existing properties.

10.6.8. Conclusion on Section 10.6: The comments of the Planning Authority
are noted, and it is considered that the issue of material finishes can be addressed
by way of condition. The Planning Authority did not recommend refusal for the
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proposed development. Final details can be agreed with the Planning Authority. 1
am satisfied that the submitted photomontages etc. provide a good visual impression
of how the development will appear post construction, and that a sufficient amount of
these have been submitted. The photomontages, CGls, 3D models (in photograph
form) etc. all support the application and the required plans and elevational
drawings. An applicant cannot be expected to provide these from every possible

viewpoint, their function is to give an overview of what is proposed within a site area.

fields will be replaced with intensive urban development. Thisis i
proper planning through the zoning of the lands primarily for *
development and through the preparation and adoption of the Bagnhilf/Local Area
Plan in 2019. As already reported, the development isgen accordance with
this plan and the issue of visual impact has alreadygeen dered, though in more
general terms than that provided for through th} ®asidn. The proposed road
improvements and the provision of Hansfield @arly indicate that suitable
infrastructure is in place/ proposed for t evelopment of these lands for residential

uses.

10.6.10. The proposed

acceptable and will provi

hidcks are considered to be visually

f and wayfinding throughout the site. The

provision of only hou Exes would result in a very monotonous form of

development on §i t roposed apartment blocks are provided in appropriate
locations.

10.6.11. hg development within the Village Centre’ is considered to be

app . s a relatively large development of 1,243 units and a suitable scale
of ce required. Connections from here to the railway station are good and

combinéd with the proposed school site, this area should form the centre for the
overall development, thereby providing a strong character for the overall

development.

10.6.12. | note the Planning Authority comments regarding the roof profile of the

proposed development and from an architectural point of view, it would be desirable

ABP-314125-22 Inspector’'s Report Page 58 of 186



if more variety in the roof profile was provided for. The provision of flat roofs does
allow for the provision of green roofs, as proposed, and also for the provision of solar
panels which the applicant has made allowance for, for future installation. Some of
the fiat roof spaces are to be used as roof gardens to serve the amenity needs of the
residents of these apartments, and again this is a good use of the available space.

10.6.13. It is therefore considered that the proposed development is visually
acceptable and issues at the micro scale can be addressed by way of condition. |

have no reason to recommend a refusal of permission to the Board on the basi

visual impact.
10.7. Planning Authority House Design Comments: @
10.7.1. The Planning Authority through the CE report hav@m eda

number of house design changes and modifications to units idered them
here were relevant:

Character Unit No. | Planning
Area: Authority
recommen |
change: ‘
Not stated. | 23 Re pe | Uncertain as to where this unit |

ith is. No change recommended. |

Link Road creased Agreed, additional fenestration

DABS91
East \ &% | fenestration to | to would allow for improved

' side elevation | design, more light and would

not impact on third parties.

Link Ro DA70-75 | Increased Agreed, additional fenestration
fenestration to | to would allow for improved
side elevation | design, more light and would
not impact on third parties.

Crescent C01/C02 | Replace Not agreed, this layout is
external acceptable.
staircases
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Station D29-20 Replace Not agreed, this layout is
Quarter South external acceptable.

staircases
Station D41-D42 | Replace Not agreed, this layout is
Quarter South external acceptable.

staircases
Crescent C43-45, Improved Not agreed, this layout is

C52-C54 | addressing of | acceptable.
C55-57 open space

Station D1,D18 Relocate front | Agreed, would i
Quarter South entrance to streetscape e
the side passive surveillgnc
Link Road C1-38, Relocate front | Agr Wprove
East C1-41 entrance to @e and increase
C81 the side IVe surveillance

E%p '
Crescent C01-08, Revise t agreed, this layout is

C75-77, orie acceptable.

c23, 24, | fOdre

10.7.2. The N t are recommended can be agreed by way of
condition. The Rropo evisions and those not agreed with, would not impact on
any third isfing residential amenity. Whilst | may agree with the

%

10.8. Residential Amenity — Future Occupants

reco f the Planning Authority, | do not consider it necessary to carry out

all pséd changes.

10.8.1. Unit Mix: The applicant has provided a detailed Housing Quality
Assessment, and which clearly details the type and number of units to be provided.

A mix of houses, duplexes and apartments are proposed, providing for 1, 2,3,and 4
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bedroom apartments, 1, 2, 3, and 4 bedroom duplexes and 3 and 4 bedroom
houses. Out of the total of 1,243 units, 589 or 47.4% are two-bedroom apartments
and 286 or 23% are three-bedroom houses, these are the two predominant forms of

housing proposed.

10.8.2. Under section 7.4 '‘Density and Housing Mix’ of the Barnhill LAP, it

states:

‘The overall house-type mix for the development of the LAP lands will be broadly

within the following parameters:

1 bedroom units 3-10% ;
2 bedroom units 25-45% 2

3 bedroom units 30-52%

4 plus bedroom units 5-12%".
The proposal provides for: E >

1-bedroom units 12%

2-bedroom units 49% @

3-bedroom units 35%

4-bedroom units 3%

Clearly the biggest deviati she two-bedroom units which are 4% over what

the stated parameters afithe four-bedroom units at 3% are less than the 5 to
12% stated in the "he L AP does not state that this is an absolute figure and
that the numb ro should ‘be broadly within the' stated parameters. | am
satisfied wi uniy mix in terms of bed numbers and the overall mix of apartments/

duplex uses is considered to be acceptable in this location.

1 uality of Units - Floor Area: The Housing Quality Assessment

inclu breakdown of the proposed floor areas and storage provision for each
type of residential unit. The proposed units provide for adequate floor space and all
units are provided with storage that is easily accessible to the future occupants of the
units. | note that a number of the apartments are provided with storage areas with a
stated floor area of 3.5 sqm and this is acceptable in terms of the apartment
guidelines which oppose the provision of storage areas in excess of 3.5 sq m.
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Similarly, the applicant has proposed houses with floor plans that clearly indicate that

the floor area of storage spaces does not exceed 3.5 sqm.

10.8.4. Dual Aspect: More than 50% of the apartments are dual aspect and
this is acceptable in terms of SPPR 4 of the ‘Sustainable Urban Housing: Design
Standards for New Apartments Guidelines for Planning Authorities’. All the proposed

3-bedroom apartments are dual aspect.

10.8.5. Floor to ceiling heights: Floor to ceiling heights within the apartme
are stated to be 2.7 m at ground floor level. This is in accordance with SPPR
the ‘Sustainable Urban Housing: Design Standards for New Apartments

Guidelines for Planning Authorities’.

fong maxXimum of
ith SPPR 6 of
nts Guidelines

10.8.6. The apartment blocks do not exceed the requirem

12 apartments per lift core per floor. This demonstrates compl
the ‘Sustainable Urban Housing: Design Standards for Ne
for Planning Authorities’.

10.8.7. Conclusion on Section 10.6.1 — ; proposed development
provides for an adequate mix of unit types. T layout of these units is
acceptable and complies with recommen@ed reqUifements. There is no reason to
recommend a refusal of permission d in terms of the unit mix and intemnal
floor area quality. Q

10.8.8. Quality of Ur»&AY ity Space: The submitted Housing Quality
Assessment provides a(dejailgd alysis of all private amenity spaces to serve the

relevant residenti %{ ouses are provided with adequate private amenity
space and in a gumb ases | note that very significant provision of open space
is made, s

. : Link Road West: 101.3 sgm

¢ Ho -98 — Link Road West: 181.4 sqgm

10.8.9. The proposed duplex units are provided with a mix of ground floor
amenity spaces for the ground floor units and the upper floors are provided with
balconies. The open space provision is acceptable for these units and again | note
that a number of the duplex units are provided with very generous areas of open

space.
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10.8.10. The proposed apartment units are provided with acceptabie private
amenity space, and which complies with the requirements of the ‘Sustainable Urban
Housing: Design Standards for New Apartments — Guidelines for Planning
Authorities’. The amenity spaces are generally accessed from the living/ dining
spaces, which is desirable. A mix of inset and projecting balconies are provided
throughout the development. Whilst the inset balconies are generally more
acceptable in terms of visual amenity, the occasional projecting balcony does
provide for some visual relief to the elevational treatment of the apartment bloc
Roof gardens are available to serve amenity needs, on some of the apartm

blocks.

iteWfea is to
e SuDS

ent provides a

10.8.11. The submitted documents demonstrate that 39.6%
be allocated for public open space use. 9.8% of this space forms

features on site. The following table in the Landscape Desi

clear breakdown of the open space provision: %
A

Type of Space Area, sq.m\| Apéa, ha | % of site
Class 1 POS 5.62 19.10 %
Class 2 POS 2@ 2.53 8.59% '
Environment Open Space 4,661 2.46 8.36 %
Communal/ Semi-private Opén Sp&ce” | 7,908 0.79 1262 %
Total Open Space Pro 114.210 11.42 38.6& ‘
OFf Which Play Pr .s\;o I\ 7,127 0Tt 2% |
10.8.12. Figgal Development Plan objective DMS57 requires a minimum
public dp provision of 2.5 hectares per 1,000 population, based on an

rate of 3.5 persons in the case of dwellings with three or more bedrooms,

and 18 rsons in the case of dwellings with two or fewer bedrooms. In addition,
objective DMS57A requires a minimum 10% of a proposed development site area be
designated for use as public open space. The development would require a
minimum public open space provision of 7.07 hectares to meet the requirements of
objective DMS57 and a provision of 2.96 hectares to exceed the 10% requirement.
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The development provides approximately 8.15 hectares of Class 1 and Class 2

public open space.

10.8.13. | note the comments of the Planning Authority that Objective DMS73 of
the Fingal Development Plan only allows for 10% of open space to be taken up by
SuDS. The Bamhill LAP states:

Objective SWM2: ‘Allow the provision of SUDS within open spaces where this does

not compromise the primary function of the open space’.

The primary area of open space to the south of the site is within Flood Zone A a

only 10% of this may be permitted for public open space use. The issue

the quantity of open space but its useability and as such it may have,t exGled
from the calculation of open space. The Planning Authority has racofge ed that a
levy be applied in lieu of open space, and which will be used t continued
development of St. Catherine’s Park, which is the Regiona SEIVing this part of
Dublin 15 and adjoining areas. ; t !

10.8.14. The Planning Authority have also saige s in relation to the

Jben space. Under Chapter 7 -
Q’ P

usability of narrow and poorly functioning pie

dental or narrow pieces of open space used for

+ Environmental Open Space, i.¢
the preservation of trees k Visual relief and screen planting e.g. along

d
roads.
* Green corrido@ ips

» Areas of cg/under high voltage electricity lines.
+ Are idRated as OS located between the rail lines and outside of the LAP"
Ther issue with the provision of these spaces as they provide a visual/ passive

form of &menity in addition to having a minor biodiversity function. The inclusion of
all such areas of open space would suggest that the applicant is providing a
significant area of open space, when in fact these are left over areas and/ or have

little potential for amenity use.
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10.8.15. Adequate communal opens space is provided to serve the residents of
the apartment units. The applicant indicates that 0.79 hectares of communal open
space is available, and the residents of the apartment blocks have easy access to

the public open space areas throughout the site.

10.8.16. Trees and Hedgerows: Drawing BRHL-ARBTS-001 prepared by
Arbor Care indicates which trees and hedgerows are to be retained/ removed. A
significant amount of hedgerow is to be retained especially towards the southern part
of the site and along Barberstown Lane North. 125 trees were found on site

detailed in Appendix A of the Arbor Care Arboricultural Impact Assessme

submitted in support of the application. Out of these 125 frees, it is pr 33
be removed to facilitate the development and details are provided,i le"POf the
Arboricultural Impact Assessment. It is reported that 1,500 trées will be planted

ne
within the development site area. %
10.8.17. Conclusion on Section 10.7: The propos opment provides

for adequate private open space areas. The applcantasygroposed the provision of

adequate public opens space but there is soma,coMgerp’in relation to the usability of

the open space. This issue can be agreed m
may D& applied, by way of a Section 48

Rlanning Authority and a

contribution in lieu of public open spa

contribution, in the event that per ranted for the proposed development.

10.8.18. I note that tree r @ is/relatively low considering the site area and it
is welcomed that a signifi ongi of hedgerow is to be retained and incorporated

into the proposed devglo his will add to the character of the area, providing

a connection to it m al nature and will also support biodiversity within the

area.

10.8.19 ate open space is provided and the submitted Arboricultural
Imp S ent submitted in support of the application does not give rise to any
c relation to the retention and protection of trees/ hedgerows. There is no
reasorpto recommend a refusal of permission to the Board in terms of the quantity/

quality of the public amenity spaces and the protection of trees/ hedgerows.

10.8.20. Daylight and Sunlight — Future Residents: The applicant has
engaged the services of ‘3D Design Bureau’ to prepare a ‘Daylight and Sunlight
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Report’ for the units/ open space within the development. This assessment is

undertaken based on best practice guidance set out in the following documents:

Site Layout Planning for Daylight and Sunlight: A Guide to Good Practice’ BRE,
2022 (BR209). This will be the primary reference document as it is referenced in
the Apartment Guidelines and the Urban Development and Building Heights

Guidelines.

EN 17037: 2018: Daylight in Buildings (2018): This recommends that 300 Lu
received across a hypothetical reference plane of any room for half of the

hours of the year and no less than 100 Lux be received across 95% o lape
There is no distinction made between the function of the room for t tl

levels,

1.S. EN 17037:2018 Daylight in Buildings (2018): Thisis a ption of the
European Standard EN 17037:2018 that provides reco

within spaces. The target values are difficult to

ons for daylight

where increased density is desired/ provided

BS EN 17037:2018: Daylight in Buildings ( is is the British Annex to the
European Standard and with this, dafiight recommendations differ depending on

the proposed function of a room. levels are applied across 50% of the
reference plane of a room fo @ tH¥ daylight hours.

The target lux levels ar;?x

= 200 lux for kitch

. 150 quforﬁ}s
=100 | ms.

The nimum stated to be achieved across 95% of the working plane. If a

is dual purposes, it is advised that the higher target value should be
appli#d. Full details of terms and tests undertaken are provided in the applicant's

document.

10.8.21. The submitted assessment undertook the following tests as follows:

Test 1 — Sun on Ground in Proposed QOutdoor Amenity Areas: The availability of
sunlight should be checked for all open spaces where sunlight is required for its
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proper function as an amenity space. The BRE guide recommends that, for an
open space to appear adequately lit throughout the year, at least 50% of its area
should receive at least two hours of sunlight on the 21%t of March.

+ Test 2 — Spatial Daylight Autonomy in Proposed Units: which is a test applied to
all rooms within residential units and the applicant has applied the tests in
accordance with BRE 209 and IS EN 17037. The tests assess the amount of
daylight received by the relevant rooms in the tested units.

In the case of BRE 209, the target LUX values are:

c 200 lux for kitchens, :
o 150 lux for living rooms. i; 2

o 100 lux for bedrooms.
The test considers the % area that is above the target LIX and wbith should be

above 50%

The test for IS EN 17037 considers the % of th a that is above 300 LUX,

recommended to be above 50% and the % red that is above 100 LUX, and in
this case it should be greater than 95%

10.8.22. Sun on Ground in P Outdoor Amenity Areas: The
submitted analysis considers thease sunlight for the proposed public amenity
spaces ~ indicated as Pro @ Area 1 1o 34 and the calculations are

supported with appropii s/ diagrams of the tested open space areas. All

amenity areas othept

27.7% of Area ive the recommended sunlight, which is 55.3% of the

BRE reco . Area 27 would receive 31.7% of the recommendation (63.4%
of the B endation) and Area 28 would receive 22.4% (44.8% of the BRE
recon g ién). Area 7 is located within the Station Quarter character area and

. Asimilar situation arises for Areas 27 and 28, which are located in The Cross
character area. Area 27 is primarily a communal open and Area 28 provides a
plaza/ passive recreational area. All three areas are within easy walking distance of
other open space areas including the major piece of amenity lands located to the

south of the site.
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10.8.23.

All the other tested areas demonstrate good receipt of sunlight,

exceeding the 50% recommendation. | note that a number of the proposed amenity

spaces receive very high levels of sunlight.

10.8.24.

Spatial Daylight Autonomy in Proposed Units: Tests in accordance
with BRE 209 and 1S EN 17037 are undertaken for this part of the Daylight and
Sunlight Assessment. The assessment has been undertaken for all of the proposed

apartment blocks and full details be found in Section 7.6 of the applicant’s report. I

will only comment on units that do not meet the recommended standards; | ha

provided a table of these units for ease of reference as follows:

Floor: | Unit | Room |BRE209-% |ISEN IS EN o nce
No. above target | 17037 - %: | 17037
Lux 300 LUX 10
(recommend {recommend co d
>50%) >50%) o
Railway Quarter ~ k0
GF A-01 | LKD 21% o 84% None
GF A-04 | LKD 85% 47% 100% BRE and 100
LUX
GF A-05 | LKD 79% 47% 100% BRE and 100
LUX
GF A-06 |L 0 48% 100% BRE and 100
LUX
\
31% 8% 95% None
100% 39% 100% BRE and 100
LUX
33% 11% 87% None
1 A-20 | LKD 38% 10% 97% None
1% A-23 | LKD 98% 48% 100% Not 300 LUX
et A-26 | LKD 37% 9% 97% None
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1et A-26 |Bed2 [73% 13% 79% Not 300 LUX

2m A-33 | LKD 61% 28% 100% Not 300 LUX

2nd A-39 | LKD 47% 21% 100% Not BRE or
300 LUX

2nd A-39 |Bed2 |95% 21% 98% BRE and 100
LUX

3 A-52 | LKD 56% 37% 100% BR

3 A-52 |Bed2 [100% 29% 100%

4 A-63 [Bed2 |100% 37% 1009

5t A-72 [LKD | 85% 44% Not 300 LUX
Railway Quarter — Block OZ(D
GF B-01 [Bed2 [90% 449 9% Not 300 LUX
18! B-04 [LKD |45% 17 100% Not BRE or
A 300 LUX*
78t B-05 |LKD |47% 13% 99% Not BRE or
: | 300 LUX*
1st B-08 [LKD 3 1% 100% Not BRE or
300 LUX*
2nd B-11 %—63% 25% 100% Not 300 LUX
27 R ¥ [ 65% 24% 100% Not 300 LUX
2nd 59/ LKD | 42% 19% 100% NolBREor |
300 LUX*
30 B-18 [LKD | 74% 32% 100% Not 300 LUX |
3 B-19 [LKD | 71% 29% 100% Not 300 LUX
3rd B-22 [LKD | 71% 31% 100% Not 300 LUX
4t B-25 [LKD | 89% 45% 100% Not 300 LUX
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Railway Quarter — Block 03

GF C-01 [Bed1 |95% 15% 99% Not 300 LUX
GF C-01 |Bed2 |100% 27% 100% Not 300 LUX
GF C-04 [LKD |60% 39% 100% Not 300 LUX
GF C-05 |[LKD |35% 18% 97% Not BRE or
300 LUX*
GF C-06 |[LKD |1% 0% 34% Non
GF C-06 |Bed1 |84% 6% 89%
GF C07 |[LKD |77% 40% 100%
1st C-09 |Bed1 |100% 29% 10((/0’3 ot 300 LUX
1st C-10 |LKD | 2% 0% N~ | None
1st C-10 |Bed1 | 100% 29% N 100% Not 300 LUX
18t C-10 |Bed2 |95% 12% 98% Not 300 LUX
e C-11 |[LKD |31% 1 96% Not BRE or
300 LUX*
26% 100% Not 300 LUX
48% 100% Not 300 LUX
13% 100% Not BRE or
300 LUX*
20% 99% Not 300 LUX
15% 89% None
1% 47% None
22% 100% Not 300 LUX
2nd C-22 |Bed1 |100% 35% 100% Not 300 LUX
2nd C23 |[LKD |6% 0% 59% None
2nd C-23 |Bed1 | 100% 37% 100% Not 300 LUX
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2nd C-23 [Bed2 |98% 21% 100% Not 300 LUX
2nd C27 [Bed1 |100% 32% 100% Not 300 LUX
5 C29 |[LKD |57% 25% 100% Not 300 LUX
ond C30 |LKD | 65% 33% 100% Not 300 LUX
2nd C33 |[LKD | 9% 2% 6% None
2nd C33 |Bed1 | 100% 36% 100% Not 300 LUX
31 C35 |Bed1 | 100% 39% 100%
37 C36 |[LKD | 10% 0% 75%
37 C-36 | Bed1 | 100% 49% 100% No¥300 LUX
31 C-36 |Bed2 | 100% 27% 0 Not 300 LUX
37 C40 |Bed1 | 100% 43% 00%” | Not 300 LUX
37 C42 [LKD | 66% 349, “\ 00% Not 300 LUX
3 C43 [LKD | 72% ’\/ 100% Not 300 LUX
31 C45 | LKD | 39% ) 100% Not BRE or
S 300 LUX*
37 C46 |LKD |16 6% 93% None
| VY
4t C49 | LKD 1 4% 86% None
A
4th C-49 Be%o % 43% 100% Not 300 LUX
4 C5 46% 21% 100% Not BRE or
300 LUX*
A5
7 LKD | 86% 47% 100% Not 300 LUX
8 |LKD | 44% 23% 100% Not BRE or
300 LUX*
4% C59 |LKD | 30% 16% 100% Not BRE or
300 LUX*
5 C-60 |[LKD | 38% 17% 885 None
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gt C-72 | LKD 65% 33% 100% Not 300 LUX

g C-75 | LKD 72% 37% 90% BRE 209 only

Station Plaza — Block A

GF Crec | Sleepi | 100% 47% 100% Not 300 LUX
he ng
e Crec | Kids 30% 8% 49% None
he
1st A-07 |LKD |[59% 42% 100% E
1st A-07 [Bed2 |[51% 5% 53%
2nd A-16 |LKD [47% 27% 96%
300 LUX*
2nd A-16 [Bed1 [100% 47% «W Not 300 LUX
2nd A-17 [LKD | 68% 49% '\’)1 00% Not 300 LUX
2nd A-17 |Bed2 |54% 56% BRE 209 only
3 A-25 |LKD |56% 33% 98% Not 300 LUX
3rd A-26 [Bed2 |67% \, 11% 69% BRE 209 only
4t A-34 [LKD %Q 39% 100% Not 300 LUX
4th A-35 | Bed % 11% 78% BRE 209 only
5t A-43 &Nyﬂ% 45% 100% Not 300 LUX
5th a\Bed2 | 79% 11% 89% BRE 209 only
gt ed2 |94% 16% 100% Not 300 LUX
" Station Plaza — Block B
1st B-03 | LKD 25% 17% 65% None
1st B-05 |Bed2 |100% 45% 100% Not 300 LUX
1st B-06 |[LKD [50% 32% 100% Not 300 LUX
1st B-07 [LKD |66% 24% 100% Not 300 LUX
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1st B-08 |Bed1 | 100% 42% 100% Not 300 LUX

st B-08 Bed2 |100% 9% 100% Not 300 LUX

2 A-16 |Bed1 | 100% 47% 100% Not 300 LUX

2nd B-09 | LKD 30% 10% 94% None

2 B-13 | LKD 37% 16% 100% Not BRE or

300 LUX*

2~ B-14 |Bed2 |100% 27% 100%

3o B-15 | LKD 76% 43% 100%

3d B-19 | LKD 50% 22% 100%

3rd B-20 |Bed2 |100% 41% 1 ot 300 LUX

4th B-25 | LKD 69% 33% 10Q% Not 300 LUX

Station Plaza — Block C ‘Qa e
1t 1C-09 [LKD [73% - ‘&J 100% Not 300 LUX
2n¢ C-16 ; LKD 73% ; 100% Not 300 LUX
Station §§h — Apartment 3

GF 58 | Bed1 [992 \, 32% 100% Not 300 LUX

1st 64 Bed 1 41 45% 100% Not 300 LUX

1st 65 Be 6 21% 92% BRE 209 Only

= 66 AL "27% 4% 80% None

18t AL L \D 28% 11% 86% None

1% Bed3 | 100% 39% 100% Not 300 LUX

69 LKD 82% 47% 100% Not 300 LUX

1% 69 Bed2 |99% 22% 100% Not 300 LUX

2™ 74 Bed3 | 100% 26% 100% Not 300 LUX

2nd 75 LKD 50% 24% 100% Not 300 LUX
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2 76 |LKD | 59% 27% 100% Not 300 LUX

2nd 77 |Bed2 |100% 29% 100% Not 300 LUX

2nd 76 |LKD | 59% 27% 100% Not 300 LUX

K 82 |Bed3 |100% 34% 100% Not 300 LUX

g 83 |LKD |68% 39% 100% Not 300 LUX

Station South — Apartment A4

GFE |92 |LKD |52% 1% 79%

GF 93 |LKD |51% 39% 79%

st |97 |LKD |47% 23% 100%

3600 LUX*

Tst 99 |Bed2 |71% 16% BRE 209 only

Tst 99 |Bed3 | 100% 38% ‘if % Not 300 LUX

st 100 |Bed1 | 100% 3% &’100% Not 300 LUX

e 100 |Bed2 | 100% £ 2 ) 100% Not 300 LUX

st 101 |LKD | 15% % 59% None

e 102 | LKD 13% 91% None

st 105 | Bed 1 47% 100% Not 300 LUX

st 105 | B 26% 94% BRE 209 only

E 106 ([ L 23% 95% Not BRE or

300 LUX*

2nd KD | 75% 46% 100% Not 300 LUX

ond 8 |Bed2 |85% 22% 91% BRE 209 only

ond 110 |LKD | 36% 14% 90% None

ond 111 |LKD | 51% 25% 100% Not 300 LUX

Znd 114 |LKD | 74% 46% 100% Not 300 LUX

3 118 |LKD |51% 24% 100% Not 300 LUX
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3 119 |[LKD [78% 35% 100% Not 300 LUX

4t 126 [LKD |58% 32% 100% Not 300 LUX

4th 127 |[LKD |[87% 42% 100% Not 300 LUX

5th 134 [LKD [77% 47% 100% Not 300 LUX

Station South — Apartment A5
GF 143 |LKD [87% 44% 90% BRE 209 only
GF 144 |LKD [51% 39% 96% Not#R00 L
A

1st 150 |Bed1 |78% 14% 87% only

1st 155 |LKD | 11% 2% 50% ¢ NNofe

1st 155 |Bed2 | 100% 45% Not 300 LUX

2nd 156 | Bed1 |93% 19% 9%y~ | Not 300 LUX

2nd 161 |LKD |[35% 17% 2% None

3 162 [LKD |55% \/ 100% Not 300 LUX

3 163 |Bed1 [100% & % 100% Not 300 LUX

4th 168 |LKD |80% ,S 47% 100% Not 300 LUX

iofSoprth — Apartment A5
1st A1-0- | LKD 36% 100% Not 300 LUX
01
Village Centre — Block A
GF tCB}\j 3 [93% 38% | 94% BRE 209 only
GF 03P LKD | 75% 46% 100% Not 300 LUX
A-03 [Bed1 |93% 0% 98% Not 300 LUX

GF A-03 [Bed2 |99% 0% 100% Not 300 LUX

1st A-04 [Bed2 [93% 91% 94% BRE 209 only

7st A-07 [LKD [49% 26% 100% None
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1st A08 [LKD |82% 41% 100% Not 300 LUX
1st A-09 |Bed1 [100% 17% 100% Not 300 LUX
pst A-09 |Bed2 [100% 5% 100% Not 300 LUX
2nd A-10 |Bed2 |93% 56% 94% BRE and 300
LUX
2nd A-13 |[LKD |70% 33% 100% Not 300 LUX
2nd A-15 |Bed1 |100% 42% 100% Not
3rd A-19 [LKD |68% 29% 100%
athy 5t [A22 [Bed2 |93% 81% 100% 0 LUX
Village Centre — Block B %
GF B-01 [Bed1 |100% 41% o g~ | Not 300 LUX
GF B-05 |Bed1 |100% 45% §’1 % Not 300 LUX
Village Centregh
Znd C01 [Bed1 | 100% «‘ 3 )y T100% Not 300 LUX
2nd C-06 |Bed1 |92% 1% 91% BRE and 300
LUX
3 C-12 | Bed 1 A 91% 91% BRE and 300
¢’ LUX
4th C-18 _ﬁa&hﬁ% 91% 91% BRE and 300
y
LUX
A
5th 3¢ \Bed1 |92% 91% 91% BRE and 300
LUX
Village Centre — Block D
18t D-08 [Bed1 [ 100% 32% 100% Not 300 LUX
Village Centre — Block E
2nd E-02 [Bed1 [93% 83% 93% BRE and 300
LUX
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2nd E-04 [LKD |[49% 27% 99% Not BRE or
300 LUX*
3 E-06 |Bed1 |93% 84% 93% BRE and 300
LUX
3 E-08 |LKD [33% 15% 84% None
4th E-10 [Bed1 |93% 89% 93% BRE and 300
LUX
4th E-12 |LKD |59% 33% 100% i X
5th E-14 |Bed1 |93% 89% 93% 3 d 300
5th E-16 |LKD |40% 21% 0 Not BRE or
300 LUX*
6 E-18 [Bed 1 |[93% 89% x EgszA, Not 300 LUX
6h E20 [LKD |71% | 100% Not 300 LUX
7th E-22 [Bed1 |93% Q1) 93% Not 300 LUX
7t E-24 [LKD |46% 25% 100% Not BRE or
300 LUX*
gt E-26 | Bed 1 0 91% 93% BRE and 300
LUX
gth F-28 ‘,ja% 41% 100% Not 300 LUX
gth E- B 93% 91% 93% BRE and 300
s LUX
gth LKD [50% 27% 100% Not 300 LUX
10t E-34 |Bed1 |93% 93% 93% BRE and 300
LUX
10th E-36 [LKD |84% 44%, 100% Not 300 LUX
19t E-38 |Bed 1 | 93% 91% 93% Not 300 LUX
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11t E-40 | LKD 52% 29% 100% Not 300 LUX

Barnhill Cross — Block A2

GF 74 LKD 63% 495 100% Not 300 LUX

GF 80 LKD 72% 42% 100% Not 300 LUX

* Incorrect description going by the actual % results.

10.8.25. A number of the units listed in the table above, demonstrate very
compliance in relation to the guidelines/ available standards. Compliance
209 is better than that for 1S EN 17037. Demonstration of compliance
LUX is far more difficult to achieve than with the 100 LUX requirem
only be possible with south and west facing aspects or dual as n

proposed development proposes a number of perimeter blocks/'Semi perimeter

blocks addressing open space and in order to achieve goo g conditions to
adjacent open space, the apartment units suffer as@q nce.
- trate poor Lux tests, are

10.8.26. | note that a number of the units
the Living/ Kitchen/ Dining (LKD) spaces that d apdigect balcony or terrace

attached to them. The use of inset amenityspaces/ balconies reduces the amount

of light that can enter the relevan and Is a consequence of providing larger

amenity spaces and room sizes amenity spaces such as projecting

balconies may help addre {in some cases; this would have an impact on

the visual appearanc ments.

10.8.27. Th pMgnfConcludes their assessment by stating that under BRE
209, 2159 habiflible rdprhs meet or exceed their target values, a compliance rate of
98%. In 0 N 17037, 2007 rooms meet their target values, which is a

com of 91%. The applicant suggests that exceptionally high standards to
be a _is the issue rather than the quality of the units themselves. 1 would

agree with this and the number of units that achieve lower standards are relatively
small in the context of the scale of this development. As reported, larger amenity

spaces and rooms sizes provide compensation for the reduced daylight standards.

10.8.28. CE Report comment on daylight and sunlight: Note that some of

the communal open spaces do not receive sufficient sunlight and note the study in
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relation to the apartment units, and the proposed compensatory measures for the
units that do not reach the appropriate targets. No issue of concern is expressed.

10.8.29. Conclusion on Daylight and Sunlight Assessments: | have had
appropriate and reasonable regard of quantitative performance approaches to
daylight provision, as outlined in the BRE ‘Site Layout Planning for Daylight and
Sunlight’ (209). | am satisfied that the design and layout of the scheme has been
fully considered alongside relevant sunlight and daylighting factors. The standards
achieved, when considering all site factors and the requirement to secure

comprehensive development of this accessible and serviced site within th

occupants. Overall, | am satisfied that the proposed developm ide for
good daylight and sunlight to the proposed units. Those uni not achieve

the relevant target benefit from compensatory factors su e size of the relevant
rooms and are provided with a generous area of pri argenity space.

10.8.30. CE Report comment on resideati ity: No issues of concern

are raised in this regard.

10.8.31. Conclusion on Reside | Amenity: Overall the proposed
development will provide for a hig residential amenity. Room sizes,

amenity spaces and supportiie are of a good standard. The development
complies with the require t Mational and Local policies.
10.9. Residentiadmenity/- Existing/ Adjacent Residents

10.9.1. @ Mg: Submissions were received in relation to overlooking
O of

leading to ivacy as a result of the proposed development. There are a
numbe s to the west of the R149, to the west of the proposed Ongar to

that adjoin the subject site. | am satisfied that adequate separation

¢ are provided to ensure that residential amenity is protected. A single
house is located between the R149 and the proposed road, within the development
area, but again adequate separation distances ensure that overlooking will not be an

issue,

10.9.2. The units with the greatest potential for loss of residential amenity are
located to the north of the Village Centre character area, west of Station Quarter and
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to the south of the Railway Quarter. There are seven houses in this area, three pairs
of semi-detached units facing onto Barberstown Lane North and a detached house,
4A, located to the north east of this area. The houses are provided with generous
gardens to the rear, though the garden of no. 4 has been reduced through the
development of 4A to the rear.

10.9.3. Objective DMS28, of the Fingal Development Plan 2017 — 2023,

states:

‘A separation distance of a minimum of 22 metres between directly opposing rQ
first floor windows shall generally be observed unless altemative provisio &
designed to ensure privacy. In residential developments over 3 storey. ﬁj
separation distances shall be increased in instances where overl @
overshadowing occurs.’

The objective clearly defines the area of protected privacy to¥he rear of a
property. In the case of buildings greater than three siowys, increased

separation is to be provided but it is not stated wh is is) The consideration is
protection of privacy, issues relating to protec vallable daylight and sunlight
@,

are considered in the next section of thisgeport®

10.9.4. The Village Centre is | he south of the site and overlooking

will be to the front of the existing os e 22 m/ + separation does not apply.

However, the proposed de -% on drawing VC.00, indicates that directly

opposing separation di &pxcess of 22 m are provided between Blocks A, C

and D and the hous&j rth. The higher buildings are located towards the
an

refore an even greater separation is provided for.

their so imum of 31 m (between Block C and what appear to be a shed/
- % 68 m (between Block A and another outhouse). The separation

betwee

these houses is between 15.2 m and 21.6 m. This indicates that the proposed

south of this se
10.9.5. h ration between the Railway Quarter units and the houses to
h
n

ou

e south elevation of these blocks and the rear boundary of the gardens of

development is providing a significant separation to its adjoining boundary.

10.9.6. Layout ID: SP00 demonstrates the separation distances between Block
A in the Station Quarter/ Plaza and the existing houses to the west. The separation
between the block and their adjoining boundary is between 24 and 35 m. The
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separation between the western elevation of Block A and House 4A is a minimum of
30 m. This is clearly in excess of the required 22 m as per Objective DMS28.

10.9.7. CE Report comment on residential amenity — Separation
Distances: The Planning Authority have recommended that heights be reduced due
to non-compliance with the local area plan, increase the number of south facing
elevations and also reduce overlooking of private amenity spaces. Concern that the

proposed blocks dwarf existing residential amenity.

10.9.8. Conclusion on Separation Distances: | will only comment op

stahce hetween the

can be protected. The applicant has indicated the separatio
11 min all cases.

(]

proposed blocks and their adjoining boundary to be i
The Pianning Authority raised an issue in relationgo phgte
spaces, however | am satisfied that the sepagationWistafices achieve this in a

balanced manner. DM328 does not requir ween a residential unit and the
rono arty to be expected to provide all

jon of private amenity

adjoining boundary, as it would be un

of the required separation distanc in the objective.

10.9.9. I note the propoe pment and the heights of the units in close
proximity to the existing e ese units are located on higher density lands
where higher buildingé w expected to be developed. Adequate separation

distances are provitgd i ordance with the requirements of the Fingal
n 201y"— 2023 and the Barnhill Local Area Plan. | have no reason

| based on the proposed separation distances between the

Development Pla

to recomy

existing ald prdposed residential units.

Impact on daylight/ sunlight of existing residences and potential
overspadowing: The applicant has engaged the services of ‘3D Design Bureau' to
prepare a ‘Daylight and Sunlight Report’ to assess the impact of the proposed
development on adjoining properties in the area of the subject site. These houses
are located towards the northern centre of the site and the applicant has labelled
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them as 1, 2, 3, 4, 4A, 5 and 6 Barberstown, Figure 1.1 of the applicant’s report
indicates their location on site. Three tests were undertaken on these:

» Effects on daylight — measurement of the Vertical Sky Component (VSC)

« Effect on sunlight — measurement of the Annual/ Winter Probable Sunlight Hours
(APSH/ WPSH)

» Effect on sunlight to amenity spaces — Sun on Ground (SOG)

Full regard is had to the following documents:

» Site Layout Planning for Daylight and Sunlight: A Guide to Good Pracj
2022 (BR209). This will be the primary reference document as it i
the Apartment Guidelines and the Urban Development and Bui

Guidelines.

The following are also noted:
e EN 17037: 2018: Daylight in Buildings (2018) 0
e |.S. EN 17037:2018 Daylight in Buildings (
« BSEN 17037:2018: Daylight in Buildjmgs (
10.9.11. Test 1 undertaken by nt is the Vertical Sky Component
(VSC) analysis, and this is a me %- available skylight at a given pointon a
vertical plane. The availableliffS§e da¥light may be adversely affected if after the
completion of the devel nt e Vertical Sky Component is both less than 27%

and less than 0.8 ti ItS forpher value. The BRE guidance does not define the
T plicant states ‘If it can be determined or reasonably

term ‘'main win

assumed t iple/windows are servicing the same room, each window has been

10
windo in House 3 which returned a Minor Adverse result demonstrating 94.89%

summary, all tested windows pass the VSC requirements, except

compliance with BRE 209. This window is south east facing but is located at ground
floor level with a two storey element to the south and a part two/ part single storey
element to the north. Any development more than a single storey to the east would
impact on this window. The impact on the other tested windows was found to be

negligible.
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10.9.13. I note these results and agree with the findings. As already reported,
good separation distances are provided between the existing and proposed houses,
and this ensures that the potential impact on daylight is reduced to an acceptable
level.

10.9.14. The second round of tests undertaken were to consider the impact on
Annual Probable Sunlight Hours and Winter Probable Sunlight Hours. In terms of
APSH the effect was found to be negligible in except again for tested window 3c.

Window 3¢ would only demonstrate 14.2% compliance in ter| . ltis the

location of this window that is the problem, as the amount ofV ceived is
constrained by the design of this house and its extensfo?

10.9.15. The third test considered the impack of Ground to gardens/
private amenity spaces of the existing house gardens were assessed,

10.9.16. Overshadowmg was a
assessment was undertaken . v June, and December for the relevant hours

of that time of the year (7 ' o in March, 6.00 to 21,00 in June and 9.00 to
16.00in December) g Authority raised a concern about the scale of the
submitted inform oncur with this assessment. From the available
evening, eve |ng is likely to occur earlier than is the case at present, but
the prim ould be to the front of the tested houses and the rear amenity
spaces a li¥ely to be adversely affected by the proposed development.

10. Conclusion on sunlight/ daylight impacts to neighbouring
propefties: Existing units and their private amenity spaces will receive adequate
sunlight, in accordance with the BRE Guidance. | have no reason, therefore, to
recommend to the Board that permission be refused on the basis of impact to the
existing amenity of adjoining properties in terms of sunlight/ daylight.
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10.9.18. CE Report comment on residential amenity: | note again the
comments in the CE report. No particular issues of concern were raised in relation

to impact on adjoining residential units.

10.9.19. Conclusion: Overall | am satisfied that the development will not have a
unduly negative impact on the existing residential amenity of the area. The
development is located to the south of the Dublin/ Clonsilla to M3 Parkway railway

line in an area that is appropriately zone and has been subject fo a local area plan.
Adequate separation distances are provided between the proposed residential@

and the existing adjoining houses within and adjoining the local area plan | 1
The submitted assessments prepared by the applicant indicate that sugightgayyght

currently received by adjoining residents will not be adversely affe

proposed development.
10.9.20. | have no reason, therefore, to recommend 2 that

permission be refused due to impact from the propos evifoprhent on the existing

residential amenity of the area.

10.10. Transportation, Traffic and Parking Q

10.10.1. The applicant has include Traffic and Transport Assessment’

prepared by CSEA, in support of t osed development. The submitted report

looks at the current situation, th the proposed development, consideration

of relevant policies, the | offic and a conciusion. In addition, CSEA have
prepared a Mobility Sfr n Engineering Report in support of the application.
PMCE have beengn prepare a Stage 1 Road Safety Audit.

10.10.2. Slction ¥ &f the submitted Traffic and Transport Assessment, provides

the ‘Ass n odology’ and assesses/ details the current situation. In

thepfoposed development, traffic counts were taken in 35 locations over

a thré k period between the 28" of January and 14t February 2019, a pre-
covid tiMle. The assessment considers the impact on traffic over the following years:

e 2019: Baseline Year
« 2025: Development's Year of Opening (YoO)

e 2030 Future Year, YoO+5
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* 2040: Horizon Year YoQ+15, in line with the National Transport Authority 2040
planning sheet and East Regional Model.

Future traffic assumptions include the development/ completion of the Ongar-Barnhill
Road and the Kellystown Link Road, Figure 2.3 indicates the ‘Future Road Network'.
Full details of these and other road upgrades are provided by the applicant. Regard

is also had to other similar schemes in the area such as ongoing development of the
Hansfield Strategic Development Zone (SDZ} to the north of the site/ the railway line.

10.10.3. Section 3 has full regard to ‘Relevant National and Local Poligy
full consideration of the Fingal Development Plan 2017 — 2023 and the hil"&pal
t

Area Plan 2019. The site is appropriately zoned for residential dev p d the
local area plan provides an indicative layout and suitable objecti
n

development of these lands. There is a focus on the use of j means of
transport for trips to and from the site and within the focal plarareg! A list of
objectives relevant to traffic/ transport are provided.

10.10.4. Section 4 provides a detailed ass ent'pf “Existing Conditions’ in

relation to the site and traffic/ transport. Seg cOmSiders the ‘Future Receiving
Environment’ and has regard to the proposefdagiafd sustainable transport

upgrades. In addition to the road upgradgs, there are proposals to upgrade the

10.10.5. Section 6 ides the ‘Proposed Development Movement Strategy’
for internal movem e site and details connections to adjoining lands/
road network. Farth lls are provided in relation to the connections to Hansfield

eenway. Details are also provided in relation to traffic

fi ping points within the site, though | note that there are currently no
proposdls to provide for a bus route that accesses the subject site.

10.10.6. Car Parking: Included within Section 6 — ‘Proposed Development’, of
the Traffic & Transport Assessment are full details of the proposed bicycle and car
parking provision to serve the proposed development. This is broken down for each
of the 10-character areas, and clearly indicates the parking per unit type, location
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and for visitors. A total of 1,593 car parking spaces are proposed throughout the site
area. Suitable commercial car parking is provided in the ‘Village Centre’ character
area and creche parking is allocated to the ‘Station Plaza’ character area.

10.10.7. The proposed development includes provision for two car club spaces
which will be operated by Go-Car. These spaces will be provided in the Village
Centre. As reported, additional spaces can be provided if required.

10.10.8. The Planning Authority have reported no objection to the car parkin
quantum or the rationale for the car parking allocations. Itis proposed that 10%

the car parking spaces will be fitted for electric vehicle (EV) charging.

10.10.9. Bicycle Parking: The proposed development provideg T0
residential bicycle parking spaces and a total of 3,337 bicycle pad acés. This
is broken down for each of the 10-character areas. The report ifdicates

where and how many spaces for cargo bikes are to be pro
indicates that a total of 111 cargo bike parking spacgs a to\pge provided for.

Provision is also made for electric charging of bigyc

10.10.10.  Quality Audit: This is provided og 7 of the Traffic & Transport
Assessment and demonstrates how the/igvelopment complies with the Design
Manual for Urban Roads and Street }, and the National Cycle Manual.

Junction details, pedestrian cro odthaths and general street layout are all
considered in this section. 3lpfing measures are also outlined. This section

of the TTA also inciude 2ils Wyt the type of bicycle parking to be provided

throughout the site.x
10.10.11.  Tiaffic: \T#& proposed report provides full details on the potential traffic

volumes

openindWear to 2030 and further deciine by 2040. This reduction, most significantly
between 2025 and 2040, is due to an expected change in modal split with an
increase in use of public transport expected with the implementation of the DART +

project and Bus Connects.

10.10.12.  Further details are provided in Section 8 which outlines the 'Road
Network Future Traffic Flows’. Junction details are provided for each of the design
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years as per section 10.9.2 of my report. Section 9 assesses the ‘Proposed
development Traffic Impact’ with junctions assessed under section 9.1. Full
consideration is given to the proposed road and junction upgrades in the immediate
area of the subject site. Under Section 9.11.2 ‘Operational Impacts’ it is stated:

‘Based on the modelling results obtained for all junctions, it can be concluded that
the local road network will operate within capacity and at satisfactory levels during
peak hours for all assessment years with the proposed development in place.
Therefore, the potential traffic impact associated with the development was

be long-term, neutral and imperceptible’.

The proposed development promotes the use of sustainable forms gf tr opt. A
Mobility Strategy, separate to the TTA, has been prepared by CREA ort of the

application.

In terms of cumulative impact, considering the other lar ca velopments in the

area, the report states ‘the potential cumulative tra t @ssociated with the

development was found to be long-term, neutraldnd i ceptible’.

10.10.13.  Section 9.12 provides a list of itigation Measures' to be
employed on site during the constructi phaes P development and these are

further detailed in the submitted C ction 10 provides a ‘Conclusion’ and in

» ‘the road network will continue to operate

terms of road capacity/ junction.eéici
successfully with the develgp % place in all assessment scenarios at both the

AM and PM peak'.
10.10.14. A ‘Stgge™WRoaH Safety Audit’ has been undertaken by PMCE and

identifies issue (0 t the scheme under Section 4 *Observations’. These are
relatively mindlissugs that can be addressed by the appiicant and no issues of

signific rn were raised.

10 obility Strategy: As reported, CSEA have prepared a ‘Mobility
Strat or the proposed development and this focuses on the use of sustainable
forms of transport such as walking, cycling and the use of public transport. The
existing situation is provided and notes the adjacent Hansfield station and the
generally rurail character of this area. The nearest bus stop is approximately 1.2 km
to the north of the centre of the subject site. Bus service frequency is provided in

Table 2.1 with bus stops indicated on Figure 2.1.
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10.10.16.  Section 3.2 provides details on public transport upgrades that would
benefit the subject site. DART + is the primary project of benefit considering its
proximity and improved capacity/ frequency that is proposed. Bus Connects would
also benefit the area and cycle improvements are proposed through the
implementation of the Greater Dublin Area Cycle Network Plan.

10.10.47.  Table 5.1 provides ‘Mode Share Targets’ with car use expected to fall
between 2025 from 47% to 39% by 2040 and public transport use to increase from

26% to 30% by 2040. Cycling is to increase from 5% to 6% and walking from Q
25%. Walking increases as services such as retail, the creche and school

provided on/ within the site area.
10.10.18.  Section 5.2 provides an ‘Action Plan to Reach TarggiS \he vision
of information about alternatives to car use form a significant n e

measures outlined and include the appointment of a Trave n dinator.
Section 5.3 provides details on a ‘Monitoring Strategy’

10.10.19. CE Comment: The Planning Authgrit

departments have raised a number of issues if

d Fingal County Council

on in relation to movement/

transport. 1 have summarised them her

« Requirement for a pedestrian lin ield station before occupation of any

unit. Q
+ Need to reconsider thgimEgQV: nt of the layout of the wheelchair ramp to the

station.

+ Additional i ti
iR to tHe Ongar-Barnhill Road, the Royal Canal Greenway,

ridge, and the tie-ins to the R149.

. in@ road should have a width of 6.5 m, which is preferred for buses.
« Revi¥ed buffer between cycle track and car parking areas.
o Ravise shared areas to provide for more pedestrian/ cycle continuity.

« Need for a parking management strategy and ensure that residential and

commercial parking are suitably segregated.

« A cycle parking management strategy is also recommended.
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» Cycle parking to the rear of houses should only apply to those units that have

direct access to the rear garden.
* Specific requirement for Barberstown Lane North and Barberstown Lane South.
* Revisions to the sightiines for the R149.

» Revisions may be required for the basement car parking with specific reference

to access.

Overall, the development is acceptable in terms of traffic and movement. Th

parking provision is considered to be appropriate and the traffic assessm
2018 and 2019 details are considered to be appropriate. Figures for t
seem ambitious but are in line with NTA targets. Welcome is ma he WYobility
Strategy and the provision of a Travel Plan. The Planning Authorith@o nSt oppose
the development in the context of traffic and movement and raised can be
addressed by way of suitable condition.

10.10.20.  Conclusion on Transportation, Traffic nZarking: The
development is to be provided with an adequatg in road network, adequate car
parking and is within easy walking distance field station. The proposed

development is based on a heavy reliafice on Préposed road upgrades and the
availability of Hansfield station. S forms of transport are to be encouraged

within the site area and to adjmr .

10.10.21. Considerin g year is forecast to be 2025, it can be expected

that the Ongar-Barnhifl r e in place/ operational by then. Access to

Hansfield station & ired before occupation of units. The full implementation
ot be

of DART + mgy n mplete for some time, however it is expected that
improve rail service can take place in advance of this subject to
demand. nnects will bring improvements to the public transport system in the

tHough | am not certain that its benefits will extend to this site.

I note the comments raised by third parties in relation to car parking
and traffic. The Planning Authority are satisfied that adequate car parking is to be
provided for. A car park adjacent to Hansfield station is not necessary as the
majority of units on site are within easy walking distance of the station, a car park
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may only encourage unnecessary traffic movements. Similarly, the proposed road

network is considered to be adequate to serve this development.

10.10.23. | do not foresee that the proposed development will negatively impact
on any of the local road networks. | have no reason to recommend a refusal of

permission to the Board on this issue.

10.11. Infrastructure and Flood Risk
10.11.1. The applicant has engaged the services of CSEA to provide drai Q
and water supply details and this is set out in an ‘Engineering Report’ and

includes limited transportation details as well as details on what, and h jiteshare
to be provided for. The details in this report are supported with reley@nt ingering

drawings/ plans.

10.11.2. Foul Drainage: Full details on foul drainagegre pr igéd in Section

5.0 of the applicant’s report. The foul sewerage / wasigwat en be pumped,
via a 200mm rising main, from the proposed pum%n 0 an existing services
culvert that passes undemneath the existing Cl — Parkway Railway line
immediately to the east of Hansfield station.  the foul rising main will
connect to a foul rising main discharge hole constructed within the Hansfield
development and the foul effluent wi [ tRen , via gravity to the existing foul sewer

infrastructure located along the @ gar Distributor Road, from where it will
ultimately discharge to the s W astewater Treatment Plant (WWTP). The

applicant reports that t WWTP is currently undergoing upgrade works {0
increase its capac'tt%ﬂ'1 erefore have sufficient capacity to cater for the foul
sewer effluent ofeated, bpthe development.

10.11.3. nnection enquiry was made to Irish Water and a response

oposed connection to the public services could be facilitated. This

Suld include a rail crossing of the adjacent railway line to the north and
would rQ¥{ire the provision of a connection to the existing 375 mm Irish Water sewer
in Ongar Road. An upgrade of the existing 375 mm Foul Sewer to a 700 mm Foul
Sewer on Ongar Road is required for approximately 900 m and the size of the
upgrade is subject to the finalisation of the modelling assessment. As Irish Water
have reported that they have no plans to carry out upgrades in the area, the
applicant will have to provide a contribution of the relevant costs for the upgrades.
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10.11.4. Conclusion on Foul Drainage: No issues of concern have been
raised in relation to the applicant’s ability to provide a suitable connection to the
public foul drainage system and to provide a suitable network to serve the proposed

development.

10.11.5, Water Supply: The CSEA ‘Engineering Report’ provides full details on
the proposed water supply to serve this development. There are existing
watermains crossing the site and which serve the existing residential units on site.
Full details of the ‘Proposed Water Supply and Distribution Network' are prov;j
Section 6.3 of the submitted report.

10.11.6. A ‘Water Management & Conservation Plan’ has been o the

dual flush toilets and efficient taps/ sinks/ showers. These P est practice

in terms of management and conservation of water.

10.11.7. Contact has been made with Irish Wa tiBn to connecting to the

public water supply and they report that a water ply
the upgrading of 310 m of an existing 200 | ore to a new 300 mm
Nominal Bore main along the Barnwell Roa s the provision of a new 300

mm Nominal Bore main along the propdsed distributor road. Irish Water report that a

be provided subject to

survey of the site will be required fo ¥ete e the exact location of the water main
and that trial investigations s @ arfied out with the agreement and in the

presence of the Local W s Department on behalf of Irish Water.
10.11.8. Conc % ater Supply: No issues of concern have been
raised in rela applicant’s ability to provide a suitable public water supply to

tionto
serve this de@n
10.11. ace Water Drainage: The applicant has engaged the services of
CS re a ‘Barnhill SHD SuDS Strategy Report’. Full details of the site and
exi uation are provided as are details of the proposed development and the
proposed SuDS design. A number of methods of surface water drainage are
considered in the report including storage tanks, green roofs and rain gardens.
Rainwater butts can be provided at individual residential units providing a localised
approach to surface water drainage. Tree pits and permeable paving have a role to

play throughout the site.
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10.11.10.  Existing ditches on the subject site are recognised as providing a role
for surface water drainage. The primary public open space area, located to the
south of the site, offers a number of opportunities in terms of surface water drainage
including a dedicated wetlands area and an infiltration area under the proposed
playing pitch. Details are provided of other suitable measures to be employed
throughout the development site. The report is supported with plans, relevant tables
and SuDS calculations for required storage is provided in Appendix B of the

applicant’s report.

10.11.11.  Planning Authority Comments: Note the comments in the

applicant’s report that the site is subject to poor infiltration in parts, an

provision of suitable SuDS measures on site. SuDS measures wil
within known flood zones. In conclusion the Planning Authorit @o the

proposed SuDS strategy is acceptable.

10.11.12.  Conclusion on Surface Water Drainag& Thg pr posed surface

water drainage system for this site is considered t accgplable. Arange of
measures are proposed, and it is considered @ i hat such a system does
not rely on a limited number of such measures{g {se a scale of development. The

applicant has demonstrated that their propesal addresses specific issues relevant to

that part of the site/ nature of the ment proposed in that area.

0]

10.11.13.  Flood Risk: Tie | SHD SuDS Strategy Report’ — prepared by
CSEA includes Section
site-specific Flood Rigk
Barnhili LAP sit G

CSE report arisds ‘the issues raised in the Garland report and the following is

- egic Flood Risk Assessment’. ltis reported that a
esyent was carried out for the preparation of the
Consultancy on behalf of Fingal County Council. The

reporteds

o Whas recorded on part of the subject site, and is associated with both
2¥and Fluvial occurrences. The Barnhill Stream passes through the site and
was surveyed as part of the Liffey River catchment for the preparation of the
Local Area Plan. Flood risk maps for the stream were prepared for the 1% (1 in
100 year) and 0.1% (1 in 1000 year) probabilities of fiooding on site and included

an allowance for climate change. The assessment also took into consideration
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the future Ongar to Barnhill Distributor Road to determine if it would have an

impact on the identified flood plain.

» The flood modelling assessment reported that there are large areas of low-lying
lands located to the north and south of the Barnhill Stream that are liable to
flooding and it was determined that this flooding is iargely caused by the existing
capacity of the culvert that carries the stream under the Royal Canal, and the
Dublin to Maynooth Railway line, which are located to the south of the lands. It
was discovered that this culvert caused the stream to back up during bot

and 0.1 % rainfall events, and in turn, inundated the low-lying areas opaho
banks of the stream with flood waters.
Figure 1 and 2 of the applicant’s report, demonstrates the 1 in 104 a ip“1000

probability of flooding on the subject site,

10.11.14. McCloy Consulting have been engaged b apRlieént to prepare a
O pregviods assessments on

re detailed. The Barnhill

art of the site on a north west

‘Flood Risk Assessment’ for the subject site. Simil

site, details of the proposed development and t
Stream or Rusk Stream crosses towards th
to south east axis. Table 2.1: provides a ‘VleeGhk y Classification, the residential

the Greater Dublin Strategic D % udy (GDSDS). Walkover surveys of the site
were undertaken in the p% a-0f this Flood Risk Assessment.
10.11.15. Sectiog ides the ‘Pre-Development Fluvial Flooding (Existing

nd&Section 4.3 provides the ‘Post-Development Fiuvial

Scenario)’ for th
Flooding (Profiosed $cénario). Figure 4.2: provides a ‘Flood Extents Map —
resent Day'. Flooding events are indicated to the south of the

ea that is proposed to provide for open space/ amenity lands. Full
ad to climate change by adding 20% to the present day design flows, and
this is Yldicated in Figure 4.3: ‘Flood Extents Map — Proposed Scenario Climate
Change’.

10.11.16.  Section 4.4 provides an assessment of ‘Pluvial (Surface Water)
Flooding’ and as reported, ‘OPW and Fingal CC flood mapping indicates that the site
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is not affected by pluvial flooding’. Surface water flooding can occur, but suitable

maintenance of the proposed surface water drainage system will address this issue.

10.11.17.  Section 5.0 provides a ‘SUMMARY OF FINDINGS AND
RECOMMENDATIONS'. The report states:

It has been determined through detailed site-specific hydraulic modelling that parts

of the site are affected by flooding during the present day, climate change, and

culvert blockage events. Development proposals have been developed in

accordance with the Flood Zones at the site and have been shown to be resilit@
flooding during climate change and culvert blockage events. The propos

therefore acceptable under the OPW Guidelines, will have no negativegpa the
existing floodplain or on flood risk elsewhere and are not require heysbject

of a Justification Test.

No other significant flood mechanisms are anticipated at t e
A Justification Test is undertaken in Section 5.5 an TabYe 5.3 provides the
‘Justification Test for Development Managem ort is supported with

ent
appropriate plans, diagrams and calculation t2 %

in conclusion, 11% of the site is prone to figoding for the 1% AEP - Flood Zone A
and 20% in terms of the 0.1% AEP_— MO ne B. The submitted report provides a
number of recommendations in td compensatory storage, recommended
freeboard and also the re e that improvement works to the culvert could

result in downstream fl¢odi

10.11.18. Pl
Authority note t§e iss

j eport by the Garland Consultancy prepared on behalf of Fingal
n support of the Barnhill LAP. The Planning Authority conclude that
ial element of the development is located within Flood Zone C and the

in ority and Third-Party Comments: The Planning

raised in this report but in general it identifies similar issues

proposed public open space is located within the area that may be prone to flooding.

10.11.19.  Third Party comments reference that there have been additional parts
of the site subject to flooding that are not included in the flood risk assessment,

resulting in a question over the robustness of the study.
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10.11.20.  Conclusion on Infrastructure and Flood Risk: | am satisfied from
the available information that the applicant has fully considered flood risk. The site
has been subject to a flood assessment as part of the preparation of the Barnhill
Local Area Plan and no significant additional risks or issues have been identified. |
note the third-party comments and | accept that additional areas of the site may be
subject to flooding, however the nature of these is not known and considering no
reports of concern by the Local Authority, these are likely to be localised issues. The
issue of the blocked culvert has been raised and the ongoing maintenance of thi

should address potential fiooding issues on site.

10.11.21.  The proposed development includes a comprehensive s t

drainage system/ SuDS proposal, and | am satisfied that the issu
been appropriately addressed by the applicant through the su
The site is served by a public water supply and the public fo e network.

10.12. Childcare, Social Infrastructure and Part WSoc using Provision
10.12.1. Childcare: The proposed develo tincjudes a childcare facility that

can accommodate between 140 and 160 ¢ @ dePending on the age groups to
be accommodated. The proposed facility halalsied floor area of 942 sg m and

eche/ afterschool facility will be provided

could accommodate 210 children. This
as part of Phase 1 of the subje opment and is located within the ‘Village

Centre’ character area.

10.12.2. The ‘Socidhlnifgtructure Report’ prepared by McCutcheon Halley
indicates (section 6¢2 proposed development will generate a childcare
demand of betyden 137 places, within the 0-12 age group.  The Social
Infrastructure Repor} identifies only six spaces in the immediate area for childcare,

, and there may be a shortfall of childcare in advance of the opening
cility. This report does note that there are a number of facilities
permitted within the SDZ lands to the north of the subject site.

10.12.3. Section 4.7 of the ‘Sustainable Urban Housing: Design Standards for
New Apartments Guidelines for Pianning Authorities’ states ‘One-bedroom or studio
type units should not generally be considered to contribute to a requirement for any
childcare provision and subject to location, this may also apply in part or whole, to
units with two or more bedrooms'. The requirement under the ‘Planning Guidelines
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for Childcare Facilities (2001) was for one facility for every 75 units, with no

exemption based on unit size/ bedroom numbers.

10.12.4. The proposed development is for 1,243 units, out of which 153 are
one-bedroom units, therefore childcare provision is required for 1,090 units. The
childcare requirement is therefore 291 spaces {1090/ 75 = 14.5, *20 = 291). The
applicant has provided a ‘Childcare Demand Report and has estimated the likely
demand to be between 113 to 128 children if the average household size is 3 and
between 121 to 137 children if the average household size is 3.0. This is baseg

17% of all children falling within the age range of 0 - 12 years as per the N
Household Survey.

10.12.5. The Planning Authority note these figures and que taNpbtained
from the National Household Survey. The Planning Authority rgrat a
conservative minimum figure of 160 places should be exp ecommended

that a second childcare facility should be conditioned té{be pgbvidied by the applicant.
10.12.6. The submitted information and the ¢ entg of the Planning Authority
are noted. 1agree that a second childcare fa be provided for. This could
be addressed by way of condition and cquld bé £,/ in lieu of one or two houses

on site. 1do accept that it is somew It to calculate likely demand for a

development of this scale.
10.12.7. Social Infras Qwe Social Infrastructure Report indicates that

G
there are 15 national ar%&wmary schools within 3.1 km of the subject site.
cu

Existing schools hayda |Ated spare capacity of 171 primary places and 296

spaces for post WIhe post primary capacity has increased from 74 in 2021/
2022 to 296 s inJ2022/ 2023. A primary level school is proposed towards the
centre 0 ite\and will be provided by the Department of Education and Science.

ird level education is available in Blanchardstown Community
Trainin@Gntre and the Technical University Dublin (TUD) — Bianchardstown
Campus, though the rail service offers easy access to the TUD campus in
Grangegorman, DCU and Trinity College.

10.12.9. The Audit also provides details on available healthcare, community
facilities and sport/ leisure/ open space within 5 km of the subject site. Transport,
retail and population details are also provided. This report is dated July 2022. | note
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the submitted information and it is considered to be acceptable, demonstrating that
services are available in the area. | note the location of Connolly Hospital and part of
it serves as the National Children's Hospital, and which is within 5 km of the subject

site.

10.12.10. Part V and Social Housing: A total of 150 units are proposed to be
provided for the Part V housing, as per the Part V Proposal prepared by Alanna
Homes. Fingal County Council report that 104 units are to be provided for Part V
and that this can be agreed by way of condition.

10.12.11. | note the ‘Housing for All Plan’ and the associated ‘Afford
Act, 2021" which requires a contribution of 20% of land that is subjec
permission, to the Planning Authority for the provision of afforda

are various parameters within which this requirement operateahi
dispensations depending upon when the land was purchase the developer. In
the event that the Board decides to grant planning permi condition can be
included with respect to Part V units and will ensure that t ost up to date

legislative requirements will be fulfilled by the dev nt.
10.12.12. Conclusion: | am satisfied th icant can provide for adequate
childcare to serve the proposed deve ent. The proposed unit has capacity to
accommodate the majority of the ildcare demand, however | note the
request of the Planning Autht additional unit be provided for. This may
be addressed by way of i(Rg,.Schools, community, and other social

the area and the applicant has demonstrated that

art V requirements.

present there is a relatively large open centre in Ongar which is 1 km to the north of
the subject site. Blanchardstown Centre, which is a regional level shopping centre is
3.6 km to the north east of the centre of this site. Retail units are under construction/
are proposed within the Hansfield SDZ lands to north of the subject site.
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10.13.2. The proposed development includes the following within the proposed
Village Centre:

1. Convenience retail anchor — 850 sq m approximately gross/ 680 sq m net

2. 5 no. secondary retail units — approximately 500 sq m gross/ 400 sq m net
Letters are provided from Sherry Fitzgerald and Musgraves noting the proposed
development and considering it appropriate for the area.

10.13.3. The Planning Authority note the proposed local centre but have
concern regarding the unit size and the fact that it may not be possible to provi

a suitable convenience store. | note the letter from Musgraves offering sup

interest for such a unit as proposed.
10.13.4. | am satisfied that the proposed retail provision is acca@ta e
local centre — Village Centre character area will function as a fi ol r the

overall development through its location adjacent to the proposel school, the
childeare facility and on the main route to Hansfield stagon. aza space to the
front will ensure that this function as a suitable localgcent

10.14. Comment on Submission/ Obsewati@e Blanchardstown-
Mulhuddart/ Castleknock/ Ongar Aread,ommittce:

10.14 1. The views of the elect

rs were submitted alongside and
their important role in plan and place

included in the CE report. Having reggr
making, | have considered thg sWglegif points raised by them, as outlined below.
10.14.2. Mixed sugpo against the proposed development as submitted.

Concern was expr the scale and nature of the proposed development.
oted. The site is appropriately zoned for residential

The comments faised ar
developm al area plan, adopted by Fingal County Council, has been

prepare velopment of the site. The proposed development is generally in

the Barnhill Local Area Plan. Whiist the subject application will see

character areas and the development will take place in accordance with a detailed

phasing plan.

10.14.3. There is a recognised need for infrastructure including roads,
sustainable transport, amenity lands and school to be provided in conjunction with
the development of the site. This will be subject to the detailed phasing plan. The

ABP-314125-22 Inspector’s Report Page 98 of 186



Ongar-Barnhill Road will be complete in advance of any occupation of the proposed
units. The development of the school! is a matter for the Department of Education
and Science and is likely to only commence on completion of a certain number of
units. Access to Hansfield station is relatively easy to achieve and whilst the site is
in a rural area, it is adjacent to lands with good infrastructure provision.

10.14.4. Concern was expressed about the need for suitable community
infrastructure and an opportunity exists for the provision of a community hall as part
of the school development. The proposed local centre also allows for comm
infrastructure to be put in place. The childcare provision was considered
insufficient and whilst it is agreed that additional childcare may be desi

economics of this may not allow for additional smaller facilities thr site
area.

10.14.5, Concern was raised about the scale of the dev mént and the height
of the proposed apartment blocks. As reported, the Bar | Area Plan allows

for increased heights and National Policy encourages“Sacraased density in

appropriate locations. This site is adjacent t railway station, with a
modest service that is proposed for signific oyement in terms of capacity and

frequency. The development is basegn the of all forms of sustainable

transport and it is appropriate tha density be provided on site, a density

that can be facilitated by existiffg/ g d infrastructure and one that allows for
further improvements to inéta % for the benefit of the wider area.
10.14.6. Commafit

ea. The applicant has clearly outlined the proposed

spaces througho e S
public open sgace stralgy and in addition to the large area of open space to the

south of : ller pocket parks are provided throughout the site. Plaza areas

e on the provision and location of public amenity

are also d and these allow for different amenity to that provided by open

hat are primarily under grass. It is desirable that play areas be
provitigg’throughout the site, however these need to be carefully considered and

ensure that they do not result in negative residential amenity in adjoining areas.

10.14.7. Other issues include a query about public consultation. The site has
been subject to a local area plan and the Strategic Housing Development (SHD)
process allows for submissions to be made to An Bord Pleanala. | have carefully
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considered all of the third-party submissions throughout this report. Impact on
residential amenity was raised as an issue, and | have addressed this in the relevant

sections of this report.

10.15. Other Issues

10.15.1. Microclimate Assessment: AECOM have prepared a ‘Wind
Microclimate Assessment’ in support of the application, with results analysed/
discussed in relation to the industry standard ‘Lawson’ method. In conclusion, thi
report/ assessment does not give rise to any issues of concern. The assessge

identifies some areas of balconies and a small section of the south-east

point of the development site boundary indicating 15 m/s Lawson di all,
the microclimate of the proposed development site is suitably copgio

pedestrian use in accordance with the Lawson method.

10.15.2. Energy Statement: This has been prepared ligott Consulting

Engineers. The proposed development provides fogpene icient residential units
and the other buildings forming this application agalSg.of# suitable energy
efficiency. Full details are also provided as to % >

Afge. Regard is had to future

ric vehicle charging will be
managed on site. This will be operated My Go
demand and provision is also made ic bike charging. The submitted

information demonstrates a hig>® esidential unit will be provided on site

and is acceptable.

10.15.3. Lighting: (AngRutd¥or Lighting Report’ has been prepared by Sabre

Electrical Services !&x]' icates the type of lighting to be provided on site and
d

where the light gtan ill be located. | have no objection to the submitted details;

final detail eed with the Planning Authority by way of condition in the
event that igkion is granted for the proposed development.
10. 10 Year Permission: The applicant has applied for a ten year

permissi®¥n and this is considered acceptable having regard to the scale of the
proposed development. Whilst it would be desirable to see the rapid completion of
this scheme, to do so would be unreasonable in the current climate with a shortage

of suitable construction workers.
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10.16. Material Contravention
10.16.1. The applicant has engaged McCutcheon Halley to prepare a ‘Material
Contravention Statement’. The public notices make specific reference to a
statement being submitted indicating why permission should be granted, having
regard to the provisions of Section 9(6)(a) of the Planning and Development
(Housing) and Residential Tenancies Act 2016. This section of the Act states that
the Board may decide to grant a permission for strategic housing development in
respect of an application under section 4, even where the proposed develop

a part of it, contravenes materially the development plan or local area pla
the area concerned. Paragraph (b) of same states ‘The Board shall n
permission under paragraph (a) where the proposed development, 0
contravenes materially the development plan or local area plan,ref&ing t& the area
concerned, in relation to the zoning of the land’.

10.16.2. The statement of Material Contraventiop h repared to
acknowledge matters which may be considered tg be s Makerial Contravention of the
Fingal County Development Plan 2017 - 202 e Barnhill Local Area Plan
2019.

10.16.3. There are five (5) issue ntified in the applicant’s Material

Contravention statement as follo

|

Material Contravention | réa Plan/ | Proposal |
Issue pment Plan
[ quirement } |
Car Parking Stamda In accordance with the |' The proposed _}
Fingal Development Plan development provides for |
2017 - 2023, the car 1,593 car parking spaces. |
parking provision would
be for 2,300 spaces |
Height Strategy { Section 8 of the Bamnhill | The proposed i
Plan sets out general development provides:
heights for each of the
J development areas.
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&y

» Development Area 1
(Railway Edge): 4 - 6
storeys

o Development area 2
(Centre)is2-3

storeys

o Development Area 3
(West — Southern):
max building height of
25

« Deavelopment Area 4:

no target heights

Objective BH1 states: «

anning application.
‘Building height will

primarily range
4-6 storeysgor gre o/

subjec quality
degd nthvisual impact)
| rail line and

al and between 2-3
reys elsewhere on the
LAP lands'.

BH2 states:

‘Accept local landmark
and feature building
elements over the stated
building heights at key
locations, where they
contribute to the visual
amenity, civic importance,

quality design and

Development Area 1
(Railway Edge): 3-9

storeys

Development Area 2

(Centre): 2-5 storeys

with two landmark

buildings at 9 storeys

and 12 storeys.
Developme

(Wes %

opjnent Area 4 —
rt of this
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legibility of the area. The
locations are to be agreed
with the Planning
Authority at application
stage and will be subject
to relevant government
guidelines’.
Unit Numbers and Objective DHM2 of the The total number of
Density Barnhill LAP is to ‘Support | proposed in the Ba
the development of Developme
between 900 - 1,150 | units. T yéar of
residential units or greater | unitsyi terthan the
on the lands.’ g in DHMZ2, but
y objective allows
r,a greater number
Housing Mix DAMT of the B M The proposed
is to: ‘PromotQ development at Barnhill
sustain mix provides for the following
housi and sizes | housing mix:
% toreflectthe | 4 ped units 12.3%
ORE of needs in an
nding community set & QS0 HNiSeSes
in a high-quality well- 3 bed units 35.5%
on designed environment.’ 4 plus bed units 3.2%
The LAP states that the
overall house-type mix for
the development will be
broadly within the
following parameters.
1 bed units 3 - 10%
2 bed units 25 - 45%
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3 bed units 30 - 52%

4 plus bed units 5 - 12%

Phasing

O

Ba
Y
x‘ m school
A

Three phases are set out
in the Barnhill Local Area
Plan as follows:

e Phase 1: Includes all
the zoned land to the
north of Barberstown
Lane North and east
of the new Ongar
Barnhill Road and
includes the
development of this

new road.

e Phase 2: Inclyee

the remainin
the eastiQf the Ongar
and is

n for the

servation, local
centre, café /
interpretative centre
and the majority of

own door housing.

s Phase 3: Relates to all
lands to the west of
the Ongar-Barnhill
Road and comprises
of development

primarily consisting of

the Architectur i

The proposed
development is to be
provided in 5 main
phases as detailed in
Table 2.4 of Chapter 2
the EIAR and Figur of
Statement i ra e

phasin S.

velopment is the
area north of
Barberstown Lane
North, and east of the
Ongar — Barnhill
Road. This is
consistent with
Development Area 1
as detailed in the
Barnhill LAP.

¢+ Phase 2 of the
proposed
development consists
of the village centre
and part of the Station
Quarter South
Character area. This

area falls entirely

within Development
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O
&

low-density residential

housing.

eV

Area 2, as detailed in
the Barnhill LAP.,

Phase 3 of the
proposed
development consists
of Barnhill Cross
Character area. This
falls entirely wi

elopment consists
of Barnhill Crescent
and the eastern
portion of Station
Quarter South. This
falls entirely within
Development Area 2,
as detailed in the
Barnhill LAP.

Phase 5 of the
proposed
development consists
of the lands to the
west of the Ongar-
Barnhill Road
{Parkside and Link
Road West character
areas) and Barnhill
Stream Character
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area. These lands fall
within Development
Area 2 (south-western
portion) and
Development Area 3.

10.16.4. Car Parking: The applicant has calculated that a total of 2,300 car
parking spaces are required to serve the proposed development in accordan

the Fingal Development Plan 2017 - 2023, whilst they propose to provide 40r .53
parking spaces. The applicant has justified the lower figure onthe b of

following:

o NPO 28 of the National Planning Framework which states: ra the integration

of safe and convenient alternatives to the car into the d ur communities,

by prioritising walking and cycling accessibility t bothexi§ting and proposed

developments and integrating physical activity facl§ iesfor all ages’.

o RPO 5.3 of the EMRA RSES states that:
Metropolitan Area shall be planned designed in a manner that facilitates

elopment in the Dublin
sustainable trave! patterns, with focus on increasing the share of
active modes (walking and public transport use and creating a safe
attractive street environn% nedestrians and cyclists'.

The proposed develo @ btes the use of sustainable forms of transport and

therefore there is les a d for the use of the private car. The site is adjacent to

Hansfield statiofy and development is designed to accommodate bus services.

ment provides for 3,337 bicycle parking spaces, which is in

irements of the Fingal Development Plan. The proposed car

10.16.5. National Policy through the Climate Action Plan is to encourage the
use of more sustainable forms of transport, and it reports that ‘The availability and
price of car parking also plays a major role in people’s choice to use a car, and
impacts not only on climate emissions, but also on traffic congestion and the efficient

operation of urban areas. The quantum, pricing and form of parking needs to be
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managed carefuily so as to favour sustainable modes over car usage'. As the
applicant reports, the National Planning Framework and the Regional Spatial and
Economic Strategy seek to reduce the need for the use of a car for most journeys.

10.16.6. | am satisfied that the applicant has proposed a sufficient number of
car parking spaces to serve this development, although the number is below that
required in the Fingal Development Plan 2017 — 2023. As reported, the site is
served by Hansfield station and high-quality cycle/ pedestrian routes are proposed
within the site area. | am therefore satisfied that the shortfall in car parking p

is acceptable and appropriate in this case. |do not consider this shortfal

Material Contravention of the Fingal Development Plan 2017 — 2023
parking requirements are standards and not an objective of the plan.
DM113 states:
‘Limit the number of car parking spaces at places of work and*edugation so as to

minimise car-borne commuting. The number of car parki es at new

developments will be in accordance with the standard®set¥ut in Table 12.8'.

It is not clear if this objective applies to all n e ent or just work/ education
related. In any case it refers to Table 12.8 ing Standards’.
Under the specific section ‘Car Parki ndards’ of the plan it is stated:

‘Car parking standards provid@ to the number of required off-street

parking spaces acceptabledo velopments. The principal objective of the
t ds is to ensure that, in assessing development

S glven to the accommodation of vehicles attracted to the

application of car parkj
t

proposals, consid
site within the X isting Government policy aimed at promoting modal shift

to more sugtal§able forms of transport’.

10.16.7. ilst suitable car parking for a development is required, it is not
n to’Stick rigidly to these standards. As stated, the site is adjacent to a
railw. tion and significant measures in terms of sustainable forms of transport

are proposed throughout the site. | am therefore satisfied that in the absence of an
objective and/ or policy in the Fingal Development Plan that specifically requires a
definite number of car parking spaces, the proposed development does not

materially contravene the plan.
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10.16.8. Height Strategy: The applicant has justified the proposed heights in
relation to Urban Development and Building Height Guidelines and refers to SPPR 3:

‘It is a specific planning policy requirement that where:

(A) 1. An applicant for planning permission sets out how a development proposal

complies with the criteria above, and

2 the assessment of the planning authority concurs, taking account of the wider
strategic and national policy parameters set out in the National Planning Frame
and these guidelines. then the planning authority may approve such developme
even where specific objectives of the relevant development plan or local

may indicate otherwise....

Table 6.1 is provided by the applicant and demonstrates how t

comply with the requirements of SPPR3. A number of support

demonstrate how the development wil! integrate with itg,su

10.16.9. The Finga! Development Plan 2017 23 not specify maximum
heights for residential development. Other co rew€ed such as ensuring the
protection of residential amenity (overlooking, wing, loss of sunlight

considerations) and having regard to thé exjsting character of the area. The Barnhill

Local Area Plan 2019 does setouiar eights per character areas and the

following objectives are relevan

‘BH1 Building height will peimaWy range between 4-6 storeys (or greater subject to

high quality design apd\d act) along the rail line and canal and between 2-3
storeys elsewhersQn lands.’

‘BH2 Acce landmark and feature building elements over the stated building
heights tions, where they contribute to the visual amenity, civic
impgf lity design and legibility of the area. The locations are to be agreed

nning Authority at application stage and will be subject to relevant

government guidelines.’

10.16.10. | am satisfied that the proposed development is in accordance with
these objectives. Landmark and feature buildings are permissible that are in excess
of the general 4 — 6 storeys and no limit is provided to their height. The proposed
development provides for a suitably high quality of design and the applicant has
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provided sufficient information to demonstrate that the development would not have
an adverse impact on the visual amenity of the area, in accordance with Objective
BH1. Objective BH2 allows for landmark and feature buildings throughout the site. |
am therefore satisfied that the proposed heights do not materially contravene the

local area plan.

10.16.11. Unit Numbers/ Density: The proposed development provides for
1,243 residential units and the Barnhill Local Area Plan seeks to ‘Support the
development of between 900 - 1,150 residential units or greater on the lands’
Objective DHM2. The applicant justifies this on the basis of RPO 5.4 of t
RSES which states:

‘Future development strategic residential development areas withé

10.16.12. Barnhill is within the Dublin M it ea, is located adjacent to a
railway line/ station and other infrastructure&ents have been permitted in
the area. The applicant considers the’d¥ference in unit numbers to be marginal and
the proposed development providés“or ional housing and suitable density of

housing, it includes or greater on the lands’. The proposed

development. Q
10.16.13. | refer bac;% e DHM2 and although it sets a range for suitable
iS

development of 1.2 refore acceptable in terms of the local area plan. The

oned\fof residential development, is serviced and is located within an

numbeys/ densities do not materially contravene the local area plan.

10.16.14, Housing Mix: Objective DHM1 and Section 7.4 of the Barnhill Local
Area Plan provide a general percentage per unit type that should be provided on
site. The mix is provided under Section 7.4 and states:
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‘The overall house-type mix for the development of the LAP lands will be broadly

within the following parameters:
1 bedroom units 3-10%
2 bedroom units 25-45%
3 bedroom units 30-52%

4 plus bedroom units 5-12%

10.16.15.  The applicant considers that the proposed unit mix that they prop€
acceptable having regard to the age profile of the region detailed in the R

that the mix is appropriate in terms of the Urban Development Buildingd§ei
guidelines.

10.16.16.  Whilst the mix of units proposed is not the same vided under
Section 7.4 of the plan it is similar. Slightly more one and e m units are
provided, with a corresponding reduced number of thr€s andfour bedroom units.

However, | am satisfied that the unit mix is accep as i) is ‘broadly within the..
parameters’ set out it the plan. This phraseol or a deviation from the mix,
but as demonstrated, the difference in thg mix L ¥®nificant. | am therefore

satisfied that the proposed unit mix materially contravene the local area
plan.
Phasing: Th a

10.16.17. cal Area Plan provides for three phases of

development and the a n proposed to carry out the development in five
| LAP Phasing Requirements and Phasing of Proposed

phases. Table 6.2: £a
Development’, @ s the requirements to carry out each phase of the
me

proposed dgie . The development is generally in accordance with the

phasing the local area plan does not clearly state is sub-division of phases
isp
10.16. | note that the Planning Authority, through the CE report, have

recommended that the phasing should be revised, and they have provided details on

how they consider this should progress.

10.16.19. This issue can be addressed by way of condition. Development
should take place in a coordinated and properly phased basis, but this may change
in time depending on circumstances. Itis appropriate that this be agreed with the
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Planning Authority, but the development should generally follow the phasing
provided in the local area plan. The provision of sub-phases is also appropriate, and
the plan does not make comment on this. | am therefore satisfied that the
proposed phasing plan does not materially contravene the local area plan.

11.0 Appropriate Assessment — Natura Impact Statement

Stage 1~ Appropriate Assessment Screening

11.1. The applicant has engaged the services of AECOM, to carry out an
Appropriate Assessment Screening/ Natura Impact Statement; the repgft is date

July 2022. | have had regard to the contents of same.

11.2. The requirements of Article 6(3) as related to screenin
appropriate assessment of a project under part XAB, sectio

Planning and Development Act 2000 as amended are c ully in this section.
The areas addressed are as follows:
* Compliance with Article 6(3) of the EU Ha

* Screening the need for appropriate as ess

» The Natura Impact Statement an iated documents

» Appropriate assessment of | 'o
integrity of each Europeandite
) ic

6(3) of the EU Habitats Directive

of the proposed development on the

11.3.1. T irective deals with the Conservation of Natural Habitats

HaWita
and of Wild F namora throughout the European Union. Article 6(3) of this
at any plan or project not directly connected with or necessary to

of the site but likely to have a significant effect thereon, either

conservation objectives. The competent authority must be satisfied that the proposal
will not adversely affect the integrity of the European site before consent can be

given,
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11.3.2. The site is not directly connected with, or necessary to the
management of a Natura 2000 sites. The zone of influence of the proposed project
would be limited to the outline of the site during the construction phase. The
proposed development is therefore subject to the provisions of Article 6(3).

11.4. Screening the need for Appropriate Assessment

11.4.1. The first test of Article 6(3) is to establish if the proposed development
could result in likely significant effects on a designated European site. This is
considered Stage 1 of the appropriate assessment process, i.e. screening. Th
screening stage is intended to be a preliminary examination. If the possibil

significant effects cannot be exciuded on the basis of available objectiv@nf on,

without extensive investigation or the application of mitigation, a gl
should be considered to have a likely significant effect and Apfrops sessment

shall be carried out. The applicant has submitted a screeniggrep r Appropriate
Assessment and a Natura Impact Statement as part e%g application,
11.4.2, The applicant's Stage 1- AA Screening{gepgjt was prepared in line

with current best practice guidance and proviription of the proposed
- -.. 8Ssible zone of influence of the

development and identifies European Sitgs wit

development, in Table 1.

11.4.3. The following are Q ntified within the possible zone of
influence:

fSite Name (site co ot g Designation Distance! direction from
w the site
Rye Water Ya rton {001398) SAC 3 km to the south-west
SAC 15 km to the south-east
SPA 15 km to the easi
South Dublin Bay (000210) SAC 16 km to the east
North Bull Island (004006) SPA 17 km to the east
s

The above sites were assessed as to potential impact from the development at both

construction and operation phases, taking full account of the conservation objectives
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of these European Sites. In summary, it was found that there is no Likely Significant
Effect during the construction phase of the development, on any designated
European sites. At Operation Phase, there is potential for Likely Significant Effects
from recreational pressure on the Rye Water Valley/ Carton SAC, Glenasmole SAC
and the South Dublin Bay and River Tolka Estuary SPA. There is also a potential
Likely Significant Effect from operational pollution, through foul drainage, on South
Dubiin Bay and River Tolka Estuary SPA, North Bull Island SPA and South Dubli

Bay SAC without suitable mitigation measures.

11.4.4, The following are the Qualifying Interests of the design
Site Name (site Qualifying Interests [code]
| code)
o Petrifying springs with tuf Stable or

Rye Water Valley/ )
formation 7220]

Carton SAC increasing
(001398) * Narrow-mouthed al '« Population
[1014] )/ restored to
e Desmo | Snail [1016] baseline
» No decline.
J al dry grasslands and
Glenasmole SAC bfard facies on calcareous * =0ga
(001209) bSyates [6210]

linia meadows on calcareous, |e« Good

peaty or clayey-silt-laden soils
[6410] |
s Good

e Petrifying springs with tufa
formation [7220]

So blinBay |e Light-bellied Brent Goose [A046] | Generally

and River Tolka « Oystercatcher [A130] Favourable.
Estuary SPA e Ringed Plover [A137] Unfavourable status
(004024} for the Ringed Plover,

o  Grey Plover [A141]
o Knot [A143]

Grey Plover and the
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e Sanderling [A144]

¢ Dunlin [A149]

o Bar-tailed Godwit [A157]

» Redshank [A162]

¢ Black-headed Gult [A179]

¢ Roseate Tern [A192]

e Common Tern [A193]

e Arctic Tern [A194]

¢ Wetland and Waterbirds [A999)]

Biack-headed Gull.
Conservation
Condition is not
provided for the three
types of Terns and for
the wetland and
waterbirds.

South Dublin Bay
SAC (000210)

+ Mudflats and sandflats not
covered by seawater at low tide
[1140]

» Annual vegetation of drift lines
[1210]

« Salicornia and other an S

colonising mud and
¢ Embryonic shifting 0]

i

North Bull Island
SPA (004006)

C

o ~mint
&Oh eler [A058]

o Light-bellied Brent Goose [A046]

054]

ystercatcher [A130]
Golden Plover [A140]
e Grey Plover [A141]
» Knot [A143]
e Sanderling [A144]
¢ Dunlin [A149]
e Black-tailed Godwit [A156]

Generally

Favourable.

Intermediate
Unfavourable for the
Shelduck and Pintail.

Unfavourable for the
Shoveler, Golden
Plover, Grey Plover
and the Black-headed
Gull.

No status provided for

Wetl d
« Bar-tailed Godwit [A157] etland an
Waterbirds.
e Curlew [A160]
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» Redshank [A162]

e Turnstone [A169]

* Black-headed Guli [A179]

¢ Wetland and Waterbirds [A999]

Greater detail is provided in Table 2 of the AECOM report.

11.4.5. The submitted report has considered the impact of the development on
the identified designated sites. The applicant’s AA Screening Report conciu !
11.4.6. "..the following impacts have been screened out of the Ap iate
Assessment because there is clearly no potential for Likely Significagt Effects Sn any

European Sites:

» disturbance or displacement of SCI bird species as a resu siuction activity;

» direct loss of or damage to qualifying or supporting ha ing the construction
phase;

» waterbome pollution affecting qualifying or abitats during the
construction phase of the Proposed Develo

= airborne pollution affecting quali OMgupporting habitats or QI species during
construction;

« disruption to flow of gro & reduction in volume of groundwater during
construction phase;

e increase in pre I and QI species by domestic predators, particularly
cats, during ogerati d,

non-native species during construction and operation.

ct pathways that could result in Likely Significant Effects, pending

furtf estigation, concern;

*» waterborme pollution affecting qualifying or supporting habitats at downstream
European Sites during the operational phase of the Proposed Development; and,
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« disturbance of SCI species as a result of the increased number of people and
corresponding increase in recreational pressure on all four European Sites within 15
km during the operational phase of the Proposed Development.

One or both of these Likely Significant Effects concerns each identified European
site within the zone of influence of the Proposed Development, therefore none of the
European Sites themselves can be screened out of Appropriate Assessment. Further
consideration is therefore given in the remainder of this NIS to the potential for these

particular impacts to result in adverse effects on the integrity of the identified
European Sites'.

11.4.7. Having reviewed the documents and submissions, | am &agisfi t
the information allows for a complete examination and identificati y pétential
significant effects of the development, alone, or in combinationfwi plans and

projects on European sites.
11.5. Stage 1 Screening - Test of Likely Signific e

11.5.1. The proposed development is ex

interaction with European sites, the relevant een detailed already under
Sections 12.4.1 and 12.4.6, to assess ther it may give rise to significant effects

on any designated European Site. T is not directly connected with or
necessary to the management o an Site and therefore it needs to be
determined if the develop iSikely'to have significant effects on a European
site(s). m&

11.5.2. Ad 4& he site is provided in this Appropriate Assessment
Screening Repdrt; | hgvePalready outlined the development description under
Section 3 h ort. In summary the development is for 1,243 residential units
in the fg holfses, duplexes and apartments, a creche, commercial units,

es, and all necessary infrastructure. The site is located to the south
west of ¥énsfield and Blanchardstown and the site area is 29.6 hectares. An EIAR

has been submitted in support of the application.

11.5.3. Submissions and Observations: Third-Party submissions were made
and are detailed in Section 7.0, the Local Authority (Chief Executive report and
internal departments) submissions are summarised in Section 8.0 and Prescribed

Bodies are summarised in Section 9.0 of this report.
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11.5.4. Zone of Influence: A summary of European sites that are located
proximate to the proposed development, including their conservation objectives and
Qualifying Interests has been examined by the applicant. A precautionary approach
in the submitted Screening Report of including all SACs within 15 km of the
development site was taken to be the zone of influence of the development site,
which are listed in section 11.4.3 of this report.

11.5.5. In determining the Natura 2000 sites to be considered, | have had
regard to the nature and scale of the development, the distance from the site
designated Natura 2000 sites, and any potential pathways which may exissfr
development site to a Natura 2000 site. The site is not directly conne
necessary o the management of a Natura 2000 sites. The impac of
construction phase would be limited to the outline of the site.

11.5.6. In terms of the zone of influence, | would note t he site is not within
or immediately adjacent to a European site and therefor

alteration of habitat, or habitat/species fragmentation as.a
arton SAC which is 3 km to

identified four other sites that

development. The nearest European site is

the south-west of the subject site. The app
dered to be within the Zone of

are within 14 and 17 km of the site angfare co

Influence.

11.5.7. Thereis a waterr ssing through the south of the site. This is
| og

named as the Rusk or B il and flows towards the east into the River

Liffey via lakes within Cuttzalst®®n Golf Club.

11.5.8. Th % nt of Housing, Local Government and Heritage have
reported no olljectioN té the submitted AA Screening and the NIS.

11.6. g Assessment

he proposed development was considered in light of the requirements

177U of the Planning and Development Act 2000 as amended. Having
carried out Screening for Appropriate Assessment of the project, the AA Screening
Report has concluded that the project individually could have a Likely Significant
Effect on Rye Water Valley/ Carton SAC, Glenasmole SAC and the South Dublin
Bay and River Tolka Estuary SPA and there is also a potential Likely Significant
Effect from operational poliution, through foul drainage, on South Dublin Bay and

ABP-314125-22 Inspector's Report Page 117 of 186



River Tolka Estuary SPA, North Bull Island SPA and South Dublin Bay SAC, and the
applicant has reported that Appropriate Assessment (and submission of a NIS) is

therefore required.

11.6.2. Water Pollution: The likely significant effect on South Dublin Bay and
River Tolka Estuary SPA, North Buil Island SPA and South Dublin Bay SAC is
through operational stage pollution by use of the public foul drainage system. The
proposed development has taken full account of potential flood risk and a flood risk

assessment has been provided in support of the application.

11.6.3. A detailed SuDS proposal is provided that will ensure that nguntreat

water is discharged directly to any identified watercourse. Water will
the development from the existing public water system. Foul dra]
public system and will be treated in the Ringsend Waste Wate{T
which is undergoing upgrades that are due to be complet 0 rom the
submitted documentation, the upgrade works to Ring :%'complete well in
advance of commencement of works on site.

11.6.4. | note that the applicant has carStage 2 Appropriate
4 .. act Statement. | note the

Assessment through the submission of atu
distance between the site and the idagi esignated sites, the nature of the

dbing upgrades that will increase its capacity. |

Wastewater Treatment Planids
am satisfied that there i% istic likelihood of pollutants reaching the identified

proposed development, the char, o area and also the fact that the Ringsend

Natura 2000 sites.

11.6.5. Re€reati ressure on European Sites during the operation
phase of t osgd development: The submitted AA Screening identified
designa ithin the zone of influence and the following are noted:

rton SAC (Site Code 001398): This is located 3 km from the subject

mpact on a site from recreation pressure generally only applied to such

locations within 1.5 km of a development site, and where car parking is available.
The SAC is over 1.5 km away and there no formal car parks on this site. The NIS
reports that ‘increased recreational pressure from the Proposed development are
considered improbable’ and ‘there is expected to be adverse effect on the integrity of
Rye Valley/ Carton SAC from recreational pressure’.
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Glenasmole Valley SAC (Site Code 001209): Glenasmole Valley SAC is 15 km from
the subject site and impact from the development is expected to be low and of such
numbers as to be insufficient to cause significantly increased recreational pressure.
The NIS reports that ‘there is expected to be adverse effect on the integrity of
Glenasmole Valley SAC from recreational pressure’.

South Dublin Bay and River Tolka Estuary SPA (Site Code 004024): This SPAis 15
km from the subject site and impact from the development is expected to be low and
of such numbers as to be insufficient to cause significantly increased recreati

pressure. Just on the edge of the 15 km area is Fairview Park where wa

be found, though no human disturbance issues were noted. The NIS

‘there is expected to be adverse effect on the integrity of South DybliMBay

Tolka Estuary SPA from recreational pressure’.

11.6.6. The subject site is located within Barnhill/ BarbéfStowh and was
a iiable site for

identified in the Fingal Development Plan 2017 — 20
residential development. Lands to the east, soutlran
zoned for High Amenity and/ or Open Space aa er protected by a number

f the subject site are

Strategic Development Zone (SDZ) a arily zoned for residential uses.

There is an area of land to the ea bject site that is subject to a LAP for

gh Amenity zoned lands separates the two

residential deve!opment but a

areas.
11.6.7. I note t made in relation to recreational pressures to the
designated sites , the subject site provides for significant areas of open

space and co saden g e distances/ location of the designated sites relative to the
oresee that the proposed development will result in recreational
sites. The Rye Valley/ Carton SAC and Glenasmole SAC are not

is made to Fairview Park and whilst this is a significant recreational resource for a
wide area of the north city, it is unlikely to experience increased use/ pressure from
the subject site. The provision of suitable open space on site will meet the demand
for such recreational needs generated by the proposed development and such
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provision cannot be considered as a form of mitigation or avoidance of a need for

Stage 2 Appropriate Assessment.

11.6.8. The possibility of significant effects on other European sites has been
excluded on the basis of the nature and scale of the works proposed, scale of
intervening distances involved, lack of a direct hydrological link, dilution effect, and
lack of substantive ecological linkages between the proposed works and the sites in

question.

11.7. AA Screening Conclusion:

11.7.1. It is reasonable to conclude that on the basis of the informajign
provided on file, which | consider adequate in order to issue a screeni

determination, that the proposed development, individually or in ipfati ith
other plans or projects would not be likely to have a significant ye Water
Vailey/ Carton SAC, Glenasmole SAC, the South Dublin Byggandwgiser Tolka
Estuary SPA, the North Bull Island SPA and the Soutk®ublifB SAC, or any other
European site, in view of these sites’ Conservatio jectlyeS, and having regard to
the nature and scale of the proposed develop e location of the site in an
established, serviced urban area and the ignaration distance to the

nearest European site, no Appropriate AsSgssment issues arise.

11.7.2. Full consideration HeSgee d to the potential impact on designated
sites from water pollution an fr eational pressure on identified sites. ltis
eJopment would not be likely to give rise to a

therefore considered th e

significant effect indiyid opi
European site.

In considgfation e above conclusion, there is no requirement therefore for a

Sta‘@ ate Assessment.

combination with other plans or projects on an
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12.0 Environmental Impact Assessment Screening

12.1. This application was submitted to the Board after the 1st of September 2018
and therefore after the commencement of the European Union (Planning and
Development) (Environmental impact Assessment) Regulations 2018 which
transpose the requirements of Directive 2014/52/EU into Irish planning law.

12.2. The application was accompanied by an Environmental Impact Assessment
Report (EIAR), which is mandatory for the development in accordance with the

provisions of Part X of the Planning and Development Act 2000, as amende %
Schedule 5 of the Planning and Development Regulations 2001 as a

12.3. Item 10(b) of Part 2 of Schedule 5 of the Planning and Developigen
Regulations 2001 as amended, and section 172(1)(a) of the Plannihg a
Development Act 2000 as amended provides that an EIA is or
infrastructure developments comprising of urban develo ich would exceed:

* 500 dwellings

+ Urban development which would involve pa greater than 2 hectares in the

case of a business district, 10 hectares i e of other parts of a buiit-up

area and 20 hectares elsewher, iness district is defined as ‘a district

within a city or town in whi minant land use is retail or commercial
use’.

The development pro $Y.243 residential units, creche, local centre, and has a

stated area ot)h s. It therefore requires mandatory EIA, and an EIAR has

been sub withjthe application. This has been prepared by McCutcheon Halley

rapn specialists. The contributors/ specialists are listed in Table 1.1 of

Volume 1 — Non-Technical Summary

Volume 2 - Volume [I: Environmental Impact Assessment Report

The following chapters are included in the EIAR
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1. Introduction

2. Project Description

3. Alternatives Considered

4. Landscape and Visual Impacts
5. Traffic and Transport

6. Material Assets

7. Land & Soils Q
8. Water 'Q)

9. Biodiversity Q

10. Noise & Vibration

11. Air Quality

12. Climate Change Qv

13. Cultural Heritage @

14. Population & Human Health

15. Risk of Major Accidents & Hazaré

16. Significant Interaction of Im

17. Schedule of Mitigation &
o

Volume lll: Environmgn ct Assessment Report (EIAR) - Appendices
Chapter 1 inclug€s dn_o iew of the development, the need for/ purpose of EIA,
EIA Metho inclyding a list of relevant legislation/ guidance, possible outcomes,
details o@tionl scoping, EIAR process, structure of the EIAR, and a list of

- Q: and relevant surveys is also provided. No difficulties were

ored in the compilation of the required information in order to prepare the

encou
EIAR. Cumulative Impacts were considered under Section 1.6.

12.4.1. Chapter 2 provides a more detailed project description, relevant
planning issues, details on the site environment and details on the available
services/ infrastructure on/ adjoining the site. Full details of waste management are

provided, at both construction and operational stages.

ABP-314125-22 Inspector’s Report Page 122 of 186



12.4.2. Chapter 3 provides a detailed assessment of the Alternative
Considered. This includes the ‘Do-Nothing Alternative’, ‘Alternative Locations’,
‘Alternative Layout’, ‘Alternative Design’, and also considers *Mitigation Measures'.
The subject development was proposed as it was considered to respond most

effectively to:
¢ Policy objectives for Barnhill LAP,
» Topography and constraints of the site,

* Opportunities to provide sustainable development focused on active and %

transport modes,

* lIssues raised through pre-consultation with Fingal County Coyncif$dn B¥rd

Pleanala,

¢ and Issues raised during the EIAR consultation process.

Further details are provided in the documentation sumitted irsupport of this

application.

12.4.3. The likely significant direct an @ t effects of the proposed
development are considered in the remaining Lot s, in the order provided in the

EIAR, which collectively address t ing headings, as set out in Article 3 of the
EIlA Directive 2014/52/EU:
» Population and Human aIO

* Biodiversity (Fiora a n
* Land, Soil, Wa x limate

* Material Assijts, Cltural Heritage and the Landscape

* Inter

d Monitoring

| am satisfied that the EIAR has been prepared by competent experts
to ensure its completeness and quality, and that the information contained in the
EIAR, and supplementary information provided by the applicant, adequately
identifies and describes the direct and indirect effects of the proposed development
on the environment and complies with article 94 of the Planning and Development
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Regulations 2000, as amended. Each chapter demonstrates the compstency of the
assessor, relevant guidance that they have considered, and the assessment criteria.

12.4.5. | have carried out an examination of the information presented by the
applicant, including the EIAR, and the submissions made during the course of the
application. A summary of the submissions made by the planning authority and
prescribed bodies has been set out already in this report. This EIA has had regard
to the application documentation, including the EIAR, the observations received, and

the planning assessment completed above.

12.4.6. Consultations: Details of the consultations carried out by thglagplica
as part of the preparation of the application and EIAR are set outin th

isfied

that the participation of the public has been effective, and the leat] as been

documentation submitted and these are considered fo be adequate”.
made accessible to the public by electronic and hard copy adequate
timelines afforded for submissions.

12.4.7. Assessment of Likely Significant Difyct agd Indirect Effects: My
assessment is based on the information provi Wthe applicant, including the
EIAR, in addition to the submissions mage durl ’ ourse of the application,

together with my site visit.

12.5. Landscape and Visual .
12.5.1. This chapter, d by SLR Consulting. Assessment

Methodology is provid tlon 4.1.2 and under Consultations it is reported
that An Bord Plea he submission of a Landscape Visual Impact
Assessment (LYIA) i port of the application. Photomontages and CGl have
been prep esign Bureau in support of this chapter of the EIAR and are

included.inWppeftdix 4.1. Also included are ‘Criteria and Definitions Used in

dscape and Visual Effects’ in Appendix 4.2, the ‘Assessment of
Potent@ andscape Effects’ in Appendix 4.3 and ‘Assessment of Potential Visual
Effects’ in Appendix 4.4.

12.5.2. Section 4.1.2.4 provides ‘Sources of Information, and the ‘Study Area’
is detailed under 4.1.2.5. The ‘Policy Context' is detailed under Section 4.2, referring
in particular to the requirements of the Fingal Development Plan 2017 — 2023. A
‘Description of Existing Environment' is provided under Section 4.3 and includes
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details on the ‘Fingal — Landscape Character Assessment of Fingal' as provided in
the Fingal Development Plan 2017 — 2023 and ‘The Development Site is fully located
within the ‘River Valleys and Canal Character Type', which is categorised as having
high value and high sensitivity to development’. An area sensitive to development is
located immediately to the south of Barberstown Lane South, and which marks the
southern boundary of the subject site. Consideration is also given to the Meath and

Kildare Landscape Character Areas.

12.5.3. The site is described as located ‘on the settlement edge, and a
interface with rural agricultural land, resulting in a transitional local chara

prominent natural features exist in the local landscape’. A number of
were identified, and the chapter provides a number of photographs’o
site. Landscape and Visual Receptors are identified in the E

12.54, Section 4.4 provides the ‘Impact Assessment’, 81 th landscape and
visual receptors. The proposed development will pravid urban development
in @ currently rural area located on an establishedrurbam edde. Other than a former

industrial site and a number of houses, the syhie consist of agricultural fields.

Section 4.4.1.5 provides ‘Elements of the P %
Effects during Construction Phase’ andlincluda
site clearance works, constructio tand materiais, semi completed

buildings and site landscaping % ction 4.4.1.6 details the ‘Elements of the

bevelopment Likely to Cause

e etting up of a site compound,

ise Effects during Operational Phase’ and

Proposed Development Li ly
i

includes new building ip height from 2-12 storeys, presence of activity in the

form of people, vehi

The impact is f &s
12.5.5. Dg-Nothing Scenario is considered under Section 4.4.2 and the
‘Landsca ts’ are considered under Section 4.4.3. Landscape changs is
der the construction and operational phases of the development.
ects’ are assessed under Section 4.4.4, ‘Direct/ Indirect Effects’ under
Section 4.4.5 and ‘Cumulative Effects’ under Section 4.4.6. which includes

consideration of relevant third-party developments adjoining/ in close proximity to the
subject site. It is reported that ‘There are no major schemes that either have

ithfassociated noise and movement, and site landscaping.

dered in the submitted Appendices.

planning permission or are in the process of being implemented with intervisibility to
the west, south and east of the Site’. The report finds that in relation to ‘Potential
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Cumulative Landscape Effects and Significance’ that there will ‘be no significant
cumulative landscape effects’. It is reported, “The residents along Barberstown Lane
North and within the Hansfield SDZ woutld experience major/moderate negative and
locally significant effects. The remaining residential receptors and recreational users
along the canal, as well as road users crossing Pakenham Bridge would experience

moderate negative, but not significant, visual effects’.

12.5.6. A list of ‘Mitigation Measures’ are provided under Section 4.5 and

provide for the Construction and Operational Phases of this development. The

rely on suitable construction processes, site management, the phased nat t

development and the quality of the finished buildings/ landscaping of thg si

12.5.7. Submissions and Observations: A number of th %
and the

raised concern about the height of elements of the proposed d¢ve

impact on the character of the area. The Planning Authori ro e CE Report,
note the proposed heights and which exceed those setQut i arnhill Local Area
Plan 2017 — 2023. Some concern also that the da@ﬂt does not adequately
respond to the established character of the ar@

12.5.8. Assessment: The submittgd info demonstrates that the
development will significantly chang racter of this area from a currently rural/
agricultural character to a re!ativ rban environment containing a number of

multi storey buildings that wilkfoRg a 12 dmark for the wider area. | note the
comments raised in the e nd by third parties. The subject site is zoned for

s Beén subject to the preparation of a local area plan and

residential develop

is adjacent to a isti an area which is served by a train service at Hansfield
station.
12.5.9. agreed that the development of these lands as proposed would

ha &ifidant impact on the visual character of the area, however that has to be
expec onsidering the requirements of the local area plan. The higher buildings
proposed on site have been raised as an issue of concern in terms of visual impact.

| refer to the submitted view — VVM?7 taken from the R149 and at present the high
voltage electricity pylons are dominant on the landscape and post construction, with
a significantly changed visual environment, they remain the dominant feature. VVM3

taken from the canal bridge also displays a significant visual change, but again |
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congider this to be acceptable having regard to the road layout in the area and the

potential for a landmark building in this location.

12.5.10. | note the submitted mitigation measures and the reality is that the
visual impact will be significant but is as expected and planned for through the
Barnhill Local Area Plan. The site is not located within a Highly Sensitive Landscape
and there are no scenic viewpoints or views to be preserved within or adjacent to the
site. | am therefore satisfied that the proposed development would not have any

unacceptable impact on the visual environment.

12.6. Material Assets: Traffic and Transportation

12.6.1. Chapter 5 was prepared by CSEA. The Site Locatio
under Section 5.2 and Section 5.3 provides a summary of the pn

The ‘Assessment Methodology' is provided under Sggtior\s, d includes details on
a traffic survey undertaken in February 2019 withdraffic’\go¥ints undertaken at 35

locations and assessed junctions are provid ction 5.5.9. The East
Regional Model, detailed under Section 5.5. ed to inform the Local Area
Model (LAM) with further data provid Fingal County Council. Assessment

Years include:

e 2019 —Baseline Year

» 2025 — Developm &9}‘ Opening (YoO)
. 2030- Future% +5)
e 2040 — Hofiizon {YoO +15)

essment scenarios are provided including ‘Do-minimum’ and a ‘Do-
narios. I is assumed in the assessment that the Ongar-Barnhill Road

ill be completed by the end of 2024, and the Kellystown Link Road will be
constrcted, but which is not required for the delivery of the proposed development.
These roads are located on Figure 5.5 and the main components of these roads and
their expected delivery dates are summarised under Section 5.5.4. Population and
key development assumptions are provided under Section 5.5.8. and it is expected
that the Hansfield SDZ will provide for 3,000 residential units on completion of its full
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build out by 2040 and that Kellystown will provide for 1,000 residential units by 2040.
Table 5.3 provides the ‘Estimated population for the Barnhill, Hansfield, and
Kellystown lands on each assessment year'. A list/ summary of ‘Relevant National
and Local Policy’ is provided under Section 5.6 with particular reference to the Fingal
Development Plan 2017 — 2023, the Barnhill Local Area Plan 2019, and the
Kellystown Local Area Plan 2021.

12.6.2. Details are provided on the existing road network under Section 5.7
and it is apparent that the roads serving the site/ adjoining areas, are of variab

quality. Details are existing public fransport are summarised in Table 5.7.

on site. Future development includes the road improvgme dy referred to and
the conversion of the existing commuter train servigé to service. In addition
to frequency improvements, this upgrade will i osure/ replacement with
bridges of the existing level crossings at Barb: d Clonsilla. Bus

improvements are focused on the impl ntation of the Bus Connects project.
Upgrades to the cycle network will ance with the ‘Greater Dublin Area
Cycle Network Plan — 2013 andil under Section 5.8.3 of the EIAR. The
pedestrian network will seegorSggménts through the implementation of the Royal

Canal Greenway and t ley Greenway.

12.6.3. Figu ides the 'Proposed Pedestrian/Cyclist Network’ and
details internal §onnegtiofis within the scheme and to adjoining lands including to
Hansfield of the railway line. The ‘Proposed Road Network’ is provided

and ‘Proposed Traffic Calming and Zebra Crossings’ are indicated
22 of the EIAR. Section 5.11 provides details on the ‘Proposed
¥wn Lane North Layout' and it is proposed that this road will primarily
function as a pedestrian/ cycle route with local access allowed. The western end of
this road will form a cul-de-sac in order to allow for the development of the Ongar-
Barnhill Road. A suitable road tayout will be provided in the vicinity of/ to serve the
proposed school and creche. The ‘Proposed Car Parking and Cycle Parking
Strategy is provided under Section 5.13. A total of 1,593 car parking spaces are
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provided and this is outlined in Table 5.8 with details provided on an area basis. A
total of 153 EV parking spaces are proposed and 142 visitor parking spaces as per
Table 5.9 of the EIAR. Bicycle parking is summarised in Table 5.10 with a total of
3,337 spaces proposed to serve this development/ site. A total of 111 bicycle
parking spaces for cargo bikes are proposed and spaces for 181 EV bikes. Two
spaces in the Village Centre will be allocated for Go-Car/ car share club use.

12.6.4, Section 5.18 provides fulf details on the ‘Proposed Development Traffic
Generation’ with trip generation details provided in Table 5.13. Trip generatio
2040 is expected to be less than the opening year of 2025 due to improvegie
public transport in the area. Traffic Flows are assessed in Section 5.1 eEIAR.
The assessment of impacts to the identified junctions is provided Se®dn 5.22.
Generally the junctions can accommodated the increase in traffic erated by the
proposed development though one of the options for Juncti ot operate
within acceptable levels, | note that this junction already @ above its capacity.
The EIAR raises no issues of concern though in rel W generated by the

proposed development.

Ander Section 5.28.3 and the
ad to regard to other development

12.6.5. Cumulative Impacts are consi
assessment of the proposed developnfent ha
and improvements proposed outsi ubject lands. Mitigation Measures focus
on the construction phase of t e ent and are detailed further in the
submitted Outline Constryglio nmental Management Plan (CEMP). This

chapter concludes wi f ing points:

‘On that basis, th fiampact of the proposed development can be described as
long-term, neytral, perceptible. The assessment has demonstrated that the
propose nt will have a no material impact on the operation of the local
road net

struction stage the impact of the proposed development is expected to be
short-I8rm, negative, and not significant’.
12.6.6. Submissions and Observations: No particular issues of concern
were raised in the third-party submissions or by the Planning Authority through the

CE Report. The proposed car parking provision is generally acceptable.
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12.6.7. Assessment: The submitted information demonstrates that in general
the proposed development will not impact on traffic or on the indicated junctions that
serve the subject site. This is a large residential development but as demonstrated,
there is public transport available in the area and plans are in place to improve
existing services. The site is adjacent to Hansfield station and at a minimum, it is
relatively easy to provide a connection from the subject site to this station. | note
that the submitted report, expects a reduction in car traffic over time and this is a
reasonable expectation having regard to the proposed improvements in public
transport as the development is proposed to be constructed.

12.6.8. Adequate car parking is proposed to serve the residents
development, 1,593 car parking spaces indicates that at least one nit wil
be provided, though it is accepted that not all units may be allo a cific

parking space. The development also proposes a significggt numbeg/of bicycle

parking spaces and the topography of the site and surggun a is such, that

r oyal Canal is
he City Centre and

cycling is feasible for many short to medium trips.
proposed to be further developed as a greenw.

Maynooth and in time further west.

12.6.9. The submitted information is‘spnsidered to be acceptable and | am

therefore satisfied that the proposed déelopment would not have any unacceptable

w.

arownership and promoting the use of

direct or indirect impacts on tra rea. The proposed development strikes a
good balance between fag

sustainable forms of tra

12.7. Material t ice Infrastructure and Utilities

12.7.1. ter § of the EIAR has been prepared by CSEA and relevant
guidanc listed under Section 6.1.2 with Methodology provided under

Seci 3 Pinformation Sources used for the identification of Existing Utilities and
Site C ons’ are listed under Section 6.1.3.1. and ‘Significance Criteria’ under

6.1.4. It'is reported that no difficulties were encountered in compiling the information
for this chapter of the EIAR.

12.7.2. The 'Description of the Existing Environment' is provided under Section
6.2. There is no public surface water drainage networks on or adjacent fo the
subject site with existing discharge to ditches already found on site. These flow into
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the Barnhill Stream which crosses the southern part of the site. Roads on site also
drain to ditches. A flood risk assessment was undertaken for the Bamhill Local Area
Plan and a constraints in the local network was found by way of a culvert which was
blocking up at times. This issue has been addressed through the provision of a large
diameter culvert at this pinch point. The percolation/ infiltration characteristics of the
site were found to be very poor and indicates a need for increased attenuation
capacity to serve the site. There are no public foul/ wastewater drainage networks
located within, or immediately adjacent to the subject site. The existing residepti
farm properties situated within the development site have their own indepe
wastewater treatment systems. Water supply is by a 4-inch watermai
located within Barberstown Lane North. Other watermains are loc th out

the adjoining area.

e subject site.
es (110 kV) that

the site. There are no

12.7.3. The EIAR provides details on other utilities tha
These include electricity lines in the form of high voltage
cross the site and a number of lower voltage lines afstcro

underground lines in the site at present. Similar erejare no gas mains located

within or immediately adjacent to the site. munication lines are available,

though again these are overhead rathey tha ound lines. No public lighting is

in place on the site.

12.7.4. Section 6.3 provides @D8egcription of the Future Receiving
Environment’ and inc:lude;%a sion of infrastructure to serve and allow for the
d

development of this si e are detailed under Sections 6.3.1 t0 6.3.9 of the

submitted EIAR. Vp ed Surface Water Drainage and SuDS Strategy’ is
tio

detailed under, .11 and includes a number of different forms of SuDS

measures Jaclfging # pond/ wetland in the floodplain area of the proposed parkland
locate thern side of the site. The ‘Proposed Foul Sewer Network’ is
dejé Section 6.3.12 and this network will be pumped via a rising main to an

exis twork that passes under the Clonsilla to M3 Parkway station and in turn
flows to the Ringsend Wastewater Treatment Plant where it is treated. Upgrade
works were underway at Ringsend at the time this section of the EIAR was prepared.

12.7.5. The water supply network to serve the proposed development is
considered under Section 6.3.13 and this also connects into the existing public

system. Some upgrade works are required but Irish Water have reported no
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objection, though note that the applicant will have to fund the relevant ratio of the
required works.

12.7.6. In relation to other utilities, no gas network is proposed to serve this
site, powerlines will be upgraded and relocated as required in agreement with the
ESB, telecoms will be provided in conjunction with the relevant utility companies, and
public lighting will be provided in accordance with the requirements of Fingal County
Councit.

12.7.7. Section 6.4 of the EIAR considers ‘Predicted Impacts’ and thes

assessed under the following headings:

« Do Nothing Scenario — Neutral impact, no development would pga e only
works in the area would be maintenance and repair related

« Construction Stage — Potential for contamination of wajggan ding in the area
due to uncontrolled discharge of surface water ru . eréis no foul drainage
network in place at present and this phase of deWgloprient will generate
wastewater and sanitary waste over a [lml s rt term period. A temporary
water and electricity supply will be r |red S rve this phase of development.
Existing services may reqwre di location, though this will only have a
limited short-term lmpact

¢ Operational Stage — mes of surface water runoff will be generated

if appropriate on-sn% rage is not provided for. A suitable SuDS strategy

is proposed fo ul drainage will be treated in the Ringsend wastewater
treatment plnt. Tgle€oms will be provided to serve the needs of the area and
publi in e provided as the development progresses.

pact — Consideration is given to the DART + project and the

ent of improved road networks in the area which will allow for the
suitdble routing of telecoms and other utilities throughout the site.

12.7.8. Mitigation measures are considered under Section 6.5, and these
include the construction and operational phases of the development. A list of

‘Monitoring’ measures is provided for both the construction and operational phases
in Section 6.6 of the EIAR. ‘Residual Impacts’ are addressed under Section 6.7.
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Upgrades and the provision of new services such as telecoms will allow existing

residents to benefit from these services.

12.7.9. Section 6.8 considers ‘Waste Management’ impacts at both the
construction and operational phases of the development. Full details are provided
as to how waste is to be managed and disposed from the site. The Qutline
Construction Environmental Management Plan (CEMP) and the Operational Waste
Management Plan (OWMP) provide further details on this.

12.7.10. Submissions and Observations: No particular issues of co
were raised by the Planning Authority through the CE Report. Third Pa

were raised in relation to potential flooding on site. This issue was inj s
through the preparation of the Barnhill Local Area and areas of at from
flooding, to the south of the site, are not to be developed for t'will have an

amenity function. A wetland is to be provided on this section'® thelsubject site. |
note the report from Irish Water in relation to water syppl ul drainage, and no

issues of concern were raised.

12.7.11. Assessment: The submitted ipforMati emonstrates that the site
can be adequately served by necessary infre i! and that a suitable surface

. The proposed development will aliow for

water drainage system can be put in

the installation of infrastructure that otherwise be possible such as telecoms

and this will benefit the existi @ of the area. Similarly, a publicly operated
foul drainage network ca ChiaDlace, and which will benefit existing residents.
There is no indicationfth oposed development would put an excess demand

on existing servi o t ea.

itted information is considered to be acceptable and | am

thereforgsatis at the proposed development would not have any unacceptable

dire impacts on utility infrastructure in the area.
12. d
12.8.1. This chapter (Chapter 7 of the EIAR) has been prepared by AECOM

and evaluates the potentially significant impacts on land, soils, geology and
hydrogeology of the site and the surrounding area as a result of the subject
development. Legislation relevant to the chapter is provided in section 7.1.2 and the

methodology is outlined in section 7.1.3.
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12.8.2. Table 7.1 describes the significance of effects in accordance with EPA
Guidance, 2022. Sources of relevant information is provided under Section 7.1.3.2,
the relevant study area is within a 2 km radius of the subject site and no difficulties
were encountered in the compilation of the necessary information. The subject site
is described under section 7.2. This includes land uses, topography, surrounding
land use, geological details, and hydrogeology. Most of the site consists of till
derived from limestones and a bedrock outcrop is located to the north western
section of the subject site, this is fully detailed in the EIAR and is summarised i
Table 7.3. Section 7.2.8 Hydrogeology states ‘According to the GSI spatia

resources viewer, the underlying bedrock is a locally important aquifer
moderately productive in local zones’ and ‘Groundwater recharge r
as between 49 mm/yr and 89 mm/yr across the site, with the rg g
northeastern corner indicated to be 200 mm/yr’.

12.8.3. The Royal Canal which is 50 m to the eagt of elopment site is a

proposed Natural Heritage Area (pNHA) and the Ljffey Vaey’PNHA is 1.6 km to the

southwest of the subject site. There are no S within a 2 km radius of

the site.

12.8.4. Predicted Impacts are cgnsidgred in Section 7.3 of the EIAR.

» Do-Nothing Scenario: In thi nadevelopment takes place, therefore there
is no impact.

o Construction Phase xt of potential issues in terms of land take,

spillages, use o&t ime on site, soil exaction and filling of areas and the

use of mateglals — al resources. Table 7.4 provides a summary of expected
i urges’. An outline CEMP accompanies the application and a final

permanent in the case of infilling of land, use of natural resources and unlikely
such as the case of spillages. The overall impacts are not significant. With
regard to Land Take, the effect is slight as the subject lands are considered to be

a low impact to a medium sensitivity environment,
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¢ Qperational Phase: Impact could arise from the discharge to ground, accidental
spills and leaks; and water balance changes. The impact from these is

considered to be slight to imperceptible.

» Cumulative: Note the development on adjoining iands and it is considered that
there will be no significant cumulative impacts to the land and soil environment as

a result of the proposed development.

12.8.5. A range of suitable ‘Mitigation Measures' are provided in Section 7.4 of

be required during the operational phase of the development. °

considered under Section 7.5 and consider that the implem

mitigation measures highlighted will significantly reduce the liRelihobd/ magnitude of

the potential impacts on land, soil, geology and hydrage ich may occur

during the construction and operational phases. @ | impact of the subject
0

development is considered to be slight on th g land and the soils

environment.
12.8.6. Submissions and Obser¥gtions: No particular issues of concern
were raised by third parties or b lanning Authority through the CE Report.

12.8.7. Assessment; T % osed development is for a residential scheme
on suitably zoned landsaT roposed development provides for earth works but on
he operational phase should not have any impact on

land with no signifi
soils or geolog

12.8.8. m satisfied that the identified impacts would be avoided, managed
and mi the measures which form part of the proposed scheme, the
mgation measures and through suitable conditions. | am therefore

at the proposed development would not have any unacceptable direct or

indirect impacts in terms of Land.
12.9. Water

12.9.1. Chapter 8, ‘Water’ has been prepared by AECOM. Section 8.1.2
provides details on the Methodology used and Table 8.1 outlines the significance of
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effects in accordance with EPA guidelines. Suitable sources of information are
obtained from the EPA, OPW and the OSI. A walkover survey was undertaken in
June 2022 in order to assess the baseline conditions of the subject site. The site is
described under Section 8.2 and the ‘Local Hydrology’ is outlined under Section
8.2.4. The Barnhili or Rusk Stream flows through the southern portion of the subject
site on a west to east axis. Generally, this is in the form of an open stream, but part
of it is culverted and it discharges to the River Liffey approximately 2.4 km to the
south east of the subject site. The applicant reports that the stream had a low

Framework Directive. The Barnhill Stream and the River Liffey

basin, have a water quality status of ‘moderate’ under the Wat anjework
Directive status and both are deemed ‘at risk’ by the EF ?

12.9.2. A Flood Risk Assessment was prepa@c oy Consulting in
support of the application and part of the site, eWaggls outh, is considered to be
within Flood Zone B. The Liffey Valley is desi 3 g proposed Natural Heritage
Area (pNHA) and there are no SACs or s within 2 km of the subject site. The

River Liffey discharges into Dublin BaWO ast and parts of Dublin Bay are
designated as a SAC, SPA and % er details are provided in Chapter 9 —

Biodiversity of the EIAR. x
12.9.3. ! iders ‘Predicted Impacts’ and the description of the

possible effects a re no appropriate mitigation measures are put in

place. Effects dre sinfjlaf’ to those in Chapter 7 — Land due to the inter-relationship

d, soils and hydrogeology.

cenario: In this case, no development takes place, therefore there

is act on water.

e Construction Phase: A number of potential issues in terms of sedimentation
associated with surface water run-off, spillages, use of concrete/ lime on site, and
culverting/ drainage works may interfere with the fiow of watercourses and could

create a local flood risk.
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Sedimentation: Careful control of material stockpiling on site, run-off requires
mitigation measures otherwise there is a potential for negative impact with a

moderate effect over a temporary period.

Spillages: Potential for a direct, negative, temporary impact, which would be
focal in nature, but occasional in frequency. It is therefore considered a medium
magnitude of effect on a medium sensitivity receptor and the overall significance

of the impact is assessed as moderate.

Concrete/ Lime use: Use would be during the construction phase and w
result in a medium impact to an environment of medium sensitivity
significance of the impact is considered to be moderate. Q)
Culverting: Potential for flood risk, however the submitted F

Assessment has found that there would be no negative i nythe existing
floodplain and there would be no flood risk elsewher ith a significant
blockage of the culvert. The predicted impact isperefgfe flegligible on an
environment of medium sensitivity and the sigqificange ©f the impact would be

imperceptible.

» Operational Phase: Impact could agse f sed surface water run-off with

a potential for flooding and spil could contaminate surface water run-off.

will be taken in relation to Fuel and Chemical Handling on site and are detailed under
Section 8.4.1.2. Similarly details in relation to the use of concrete and lime are
provided under section 8.4.1.3. The importance of the OCEMP is detailed under
Section 8.4.1.4. Operational Phase measures are assessed under Section 8.4.2 and

include maintenance of watercourses and ensure that the drainage system is
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working adequately. Residual impacts at the construction phase are considered to
be slight on the surrounding water environment due to the implementation of suitable
mitigation measures on site. No impacis are foreseen at the operational phase.

12.9.5. Submissions and Observations: No particular issues of concern
were raised by the Planning Authority through the CE Report. Reference was made
in third party submissions to potential flooding on site, and | am satisfied that the
submitted flood risk assessment addresses these concerns and that a suitable

surface water drainage system will be provided on site.

12.9.6. Assessment: The proposed development is for a residenti erge

on suitably zoned lands, which is subject to a local area plan. Suitabl
measures are proposed that address any concerns in relation to |
courses and potential flooding issues.

12.9.7. | am satisfied that the identified impacts wou

indirect impacts in terms of Water.
12.10. Biodiversity
12.10.1. Chapter 9 considm ct of the development on Biodiversity and
this chapter was prepared ith full details of the authors provided in
section 9.1.1., the ‘Legiext' under Section 9.1.2., and relevant plans/
polices in relation tr fly under Section 9.1.3. The Methodology for this

de

chapter is detai ction 9.1.4. Alist of ‘Desk study data sources’ is

provided in .1/ Table 9.2 provides ‘Ecological features excluded from field

ation’. These are due to the common nature of listed species on

outlined by the applicant. Included are a Habitat and Bat Survey, a Bat roost
suitability assessment, and a Bat emergence/ re-entry survey. These surveys were
undertaken in July 2020, August/ September 2021 and a roost suitability survey in
June 2022. Further details in relation to the bat surveys are provided in Table 9.3,
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9.4 and 9.5 of the EIAR. An Otter and a Badger survey were undertaken in July
2020 with a recheck survey in September 2021.

12.10.2. Table 9.6 outlines the ‘Importance of Ecological Features’ ranging from
International Importance (Highest level) to Site Importance (lower level). Potential
Impacts and Effects, and Significance are described in detail. Section 9.1.4.7 details
any ‘Limitations’ that were identified in the preparation of this chapter of the EIAR. |
note that under Section 9.1.6, no significant difficulties were encountered in the

compilation of information in order to prepare this assessment.

12.10.3. Section 9.2 provides a ‘Description of the Existing Enviro nt' a
Table 9.7 lists the ‘Statutory designated nature conservation sites’. Canal
PNHA is immediately adjacent to the subject site, the Liffey Vall 1.5kmto
the south east and all other listed sites are between 3.5 km gnd rom the

subject site.

tioriof the habitats within 200

12.104. Section 9.2.2 provides a detailed des
m of the subject site in accordance with the Fo abitpt types. Further detajls are
provided in Figure 9.3 and Appendix 9.2. T egetation, hedgerow and
landscape are what are to be expected,in a Mg&tly®ricultural/ rural area such as
this. No evidence of roosting bats was fdund during the site survey. Two trees were

identified as having moderate bz suitability. A derelict building was found to

provide a low suitability for ba (Mg. No bats were seen to emerge from this
J a dusk re-entry survey. Bat activity on site is
from high activity (July 2020 and September 2021) to

9 provides a ‘Summary of walked transect bat activity

building or from the two {fe
listed in the EIAR a
low (August 202
surveys’ and flurther

ils are provided in the EIAR.

12.10.5 Inyrelation to Otters, the only record was from 1980 at Beech Park
Ho Royal Canal, recorded in the NPWS database. No signs of otters
we ded during the most recent surveys in July 2020 and September 2021,

though/it would be expected that there would be occasional otter presence along the
Barnhill Stream. The NPWS database has four records of badgers within 2 km of
the subject site, but no setts were recorded. Evidence of badgers during the site

surveys were found.
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12.10.6. A list of other small mammals expected on site is provided in Section
0.2.3 .4 and details of birds under Section 9.2.3.5. Two pairs of yellowhammer,
which are on the red list, were identified to the south of the site and a number of
possible amber-listed birds were also identified. No rare or protected reptiles are
recorded within 2 km of the subject site and site surveys reported that potential for
breeding amphibians is very low. The Barnhill stream would not be suitable for a
large fish population. The Royal Canal is known to contain a large number of coarse
fish. The NPWS and the NBDC databases include seven red-listed invertebrat

only St. John’s Wort may be found here. No species were ide

surveys. Invasive animals in the form of the brown rat and_rabbft may/be found on
site and no invasive plant species were recorded though Ja Knotweed was

found along the banks of the Royal Canal which is adjacéqt trthe subject site.

12.10.7. Section 9.2.4 provides detalils 0 u Baseline’. The
development is expected to commence within . Two roads (Ongar to
Barnhill and Kellystown Link Roads) are tOQe provided by others.

12.10.8. Section 9.3 provides g icted Impacts’. The proposal is
considered to he a permanept G @ ent and issues of decommissioning do not
e

r both the construction and operational phases of

arise. Impacts are consj
the development. In 2%the Do-Nothing Scenario, it is likely that an

alternative simil Vv ant would be provided on this site. In the absence of

any developmelll, it isjunlikely that there would be any significant improvement in

ditioR’as the site would most likely remain in agricultural use. Section

tails on ‘Features excluded from assessment’. Table 9.11 lists the
desichated sites within the zone of influence in terms of the ‘Importance of ecological
featured. Section 9.3.4 provides details on ‘Embedded Mitigation’ and which are
listed in Table 9.12 and are considered in the context of relevant policies of the
Fingal Development Plan 2017 — 2023. The provision of the wetland feature and

other elements will benefit biodiversity.

12.10.9. The impact of the proposal is considered in terms of the Construction

and Operational phases of the development.

ABP-314125-22 Inspector’'s Report Page 140 of 186



Construction Phase:

+ Section 9.3.5.1 concludes in relation to European Sites, ‘It is therefore concluded
that construction effects of the Proposed Development on European sites are

unlikely and Imperceptible’.

» Impact on the Royal Canal could arise from waterborne and airborne pollution.
Without suitable construction phase pollution controls, the EIAR predicts that
there would be a temporary adverse effect on the Royal Canal pNHA through
waterborne construction pollution. This would be unlikely and of ModeraQ
significance. Similarly airborne pollution would be unlikely and of m te
significance.

* The results for the Liffey Vailey pNHA would be similar for ollution,

m
air pollution would be unlikely due to the distance betwe egignated site

and the subject site.
* A buffer habitat is to be provided along Barnhi maoth Waterborne and

Airborne pollution would at most be temporary,%oulg be likely and of slight

significance.

* Interms of Terrestrial Habitats, the®proposed development will include the
retention of significant lengths w, the planting of trees and the

provision of a wetland are reports that the ‘overall biodiversity
benefit of these propo | icant and there is predicted to be a permanent
beneficial effect o bita the Local (Local Higher) level, which is likely and

(since the bene®f would slot be of consequence at the County scale but is
consequenfial to t ider local area) of Moderate significance’.

e The rUSies phase may result in the loss of potential bat roosts, though none

on site and suitable locations are limited. If there is a loss of bat

IS would result in a permanent adverse effect at the Local Level, is

ly and would be of slight significance. In terms of loss of foraging/
commuting habitat, whilst the nature of the area may change, open fields are not
preferred by bats and it is proposed that a significant number of trees will be
planted on site. The overall affect will be neutral, and impact will be not
significant. Similarly at construction stage, the impact would be limited and not

significant.
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« In terms of Otters, the impact would be a permanent beneficial effect at the local
level and of slight significance. The provision of the wetland and retention of the
stream would be of benefit. Impact from poilution would result in a temporary
adverse effect of less than Local consequence, would be unlikely and Not
Significant. Consideration is also given to otter mortality during the construction
phase and in the absence of suitable mitigation measures, the effect would be

unlikely but significant.

e The impact on badgers is likely to be low as the identified badger sett is loo#
within a hedgerow that is proposed for retention. The overall impact a
construction stage would be likely but not significant. There is likepfto D S

of foraging habitat on the subject site, however alternative loca ailable
on adjoining lands. Whatever the impact, badgers are likely(to common in
the area. As with the otters, badger mortality at the cogstructi ase is unlikely
and of slight significance.

+ Consideration is given to the impact on other ctedJmammals at construction
stage and in terms of habitat loss, the imp%e likely and of slight
significance and in terms of mortality ghe i Id be unlikely and not

significant.

o The provision of the wettand Andfgotyetion of the stream through the site results
in a permanent beneﬁc? amphibian and reptilian habitats, which is
igni

likely and of Modera ce.

s Section 9.3.5.1 Si the impact on Breeding Birds. The presence of the

hedgerows ¢n site s Yportant for breeding birds. The identified yellow hammers

are lo t outh of the site and the landscape in this area is to be

protect er protected bird species are not likely to be present due to the

the landscape and lack of suitable habitat. The EIAR reports, ‘there is
£d to be a permanent beneficial effect at the Local (Local higher) scale on
the extent of breeding bird habitat and breeding bird diversity and abundance,
which is likely and of Moderate significance’. Consideration is given to potential
barn ow! mortality, though this is unlikely, but would be of moderate significance.
If it did occur, it would be in breach of protection under the Wildlife Acts.
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e Interms of the general breeding bird populations, there is a high likelihood of
accidental destruction of active nests during the construction phase of the
development, however bird nests are protected under the Wildlife Acts. The
‘damage or destruction of active nests of general breeding birds, which would be

likely and Not Significant’.

s Impact to the numbers of Lake Orb Mussel is unlikely to be significant, given the
small size of the Barnhill Stream. Overall, there is expected to be no effect on
the extent of this mussel habitat arising from the construction phase of th
development. Pollution of the habitat is likely but not significant.

12.10.10. As with the Construction phase, the impact at Operatign p
considered and is reported under Section 9.3.6. In summary thedgl| S

reporied:

» European Sites: The operational effects are expect b ikely and

imperceptible, ; :
* Royal Canal pNHA: Water pollution is predicte@to héve an unlikely and

imperceptible effect on the Royal Canal % barne pollution, from residents

¢ Liffey Valley pNHA: The operdti cts are predicted to be unlikely and

imperceptible in term of we oltution.
* Barnhill Stream: Th 6% al effects are predicted to be unlikely and

rborne pollution.

vehicles, is likely but imperceptibl

imperceptible in

» Bats: The 0S velopment would be predicted to have an overall neutral
effect op fdgaging and commuting bats by operational disturbance and which is

congiglelrd e unlikely and not significant.

O% Pdtential pollution of the otter habitats is dealt with by the proposed SuDS
dgslires. Barnhill Stream is to be retained and measures are proposed that will
ensure that otters can access it, thereby avoiding collisions with vehicles. There
is therefore predicted to be No Effect on otter through injury during the

operational phase of the development.

e Badger: There is a potential for collisions between badgers and vehicles,
especially in areas with busy roads. The proposed development will contain low
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speed roads and a badger underpass will be provided as part of the upgraded
road network. It is reported that ‘badger-vehicle collisions are likely to be rare,
and there is predicted to be a permanent adverse effect at the Local (Local

Lower) level only, which is unlikely and Not Significant'.

o Other Protected Mammals/ Amphibians/ Reptiles: Adverse impacts are not
foreseen at the operational stage of the development, except perhaps through

the predation of pygmy shrews by domestic cats.

+ Breeding and Wintering Birds: The one possible adverse effect is again
potential predation by domestic animals. This is of slight significanc
impact on the likely increase in bird diversity from the proposed a

woodland creation.

+ Lake Orb Mussel: No adverse impacts expected at the opef&tiongl phase of the

development.

12.10.11.  Cumulative Assessment is consider ndeNSéction 9.3.7 and this
section has regard to the other similar develo [ area most notably in
Hansfield. The main impacts of proposed de in the Hansfield SDZ are

reductions in foraging/ commuting habit r bats and badger. The subject

development is considered to have an'Qve eutral effect on bat commuting/

foraging habitat for the reasons m- il the EIAR, including the provision of new,
suitable foraging habitat i & ofthe proposed wetland and adjacent meadows,

ificat unlit areas, and the retention of significant

native tree planting, wit§ sj
lengths of hedgen W& ure trees. There will be no cumulative adverse effect
with regards to pat forag¥a/ commuting habitat. in terms of the badger foraging

habitat, th iwé loss will be larger with the subject development combined

with the nsfield SDZ areas. There are extensive agricultural fields suitable

ging located to the south, west and partially fo the east of the subject

retention as either ‘Open Space’, ‘High amenity’ and ‘Green belt’. The EIAR
considers there to be a high probability that suitable habitat for badger will remain
indefinitely in the local area within County Dublin. In addition, adjacent areas of
County Meath and County Kildare are also rural and are likely to remain so.

Therefore, the cumulative effect on badger is considered to remain of Slight
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significance. There may be a loss of grassland associated with the provision of a
pedestrian link between the subject site and the edge of the canal, this is considered

to be likely and of slight significance.

12.10.12.  Section 9.4 details proposed ‘Mitigation Measures’ and these address
the Construction and Operational phases of the development. These are provided
under Sections 9.4.1.1 to 9.4.1.9 for the Construction Phase and the Operational
Phase measures are provided under Sections 9.4.2.1, consisting primarily of the
provision of 20 bat boxes. These will be provided in advance of the demolitio

any structures on site/ removal of trees to ensure that if bats are found ongite

time, suitable roosting areas can be provided.

12.10.13. Monitoring primarily refers to the control of potentiaigool

monitoring of habitats and monitoring for protected species. id pacts are
listed under Section 9.5 of the EIAR. Without mitigation, ther€ls the potential for
Moderate/ Significant adverse impacts but also Slight/ M Beneficial impacts

through the provision of the wetlands, meadows ghd dind areas. The applicant
reports, ‘The residual adverse effects of the velopment that will remain
are loss of badger foraging/commuting hab@(ely predation of birds by the
pets of the residents of the Proposed &gvelopment. There will also be a cumulative
Slight adverse effect arising throuétion by other parties of the short footpath
linking to the canal footpath, 'o f which would pass through a very small

al pNHA. Loss of badger foraging/commuting

amount of grassland in t 0}
habitat cannot be ap h‘%ﬂigamd since the pasture dominating the baseline
environment is sud§ble andknown to be visited by badger, and neither can bird
predation by :&wented. However, these remaining residual adverse effects
are of Sli ificance only, for the reasons set out in the impact assessment, and
are no d an impediment to the Proposed Development, which achieves

pertant and counteracting beneficial effects for biodiversity as summarised

391 buliet points above'.

Note: This chapter of the EIAR contains a number of maps that indicate the location
of different species identified on site, the location of designated sites in relation to the
subject site, watercourses, tree data in relation to habitats and the location of bats

found on site.
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12.10.14.  Submissions and Observations: The Planning Authority through the
CE report did not raise any issues of concern in relation to this Chapter of the EIAR.
A third-party submission raised the presence of Japanese Knotweed on site and
which they considered was not adequately addressed. It was also requested that a
drainage ditch leading to Barnhill Stream be retained.

12.10.15. Assessment: The submitted details in the EIAR provide a detailed
assessment of the current situation in relation to Biodiversity and the potential impact
on it through the construction and operational phases of the development. In

that the species found on site are generally common in the area and nati

whilst some may be listed as of concern at an EU level, they are not rafg or9gd
threat at an Irish level. The applicant has proposed a detailed ran ion
measures, and these are considered to be acceptable. Site clgar rks would

be restricted to the requirements of other non-planning legiglatio

12.10.16. | am satisfied that the identified impacts
and mitigated by the measures which form part of
proposed mitigation measures and through s @ 0
satisfied that the proposed development yould o HEWe any unacceptable direct or

uld®e dvoided, managed,
roppsed scheme, the
itions. | am therefore

indirect impacts on Biodiversity.

12.11. Noise & Vibration
12.11.1. Chapter 10 hadge ared by the SLR Acoustics Team. Relevant
guidance and technical ﬁg dar Noise is provided under Section 10.1.2. Road
traffic noise is to beMgsessedas the road network is to be revised in the area, in

r Road and the Kellystown Link Road.

terms of the On@ '
12.11.2, odology for the assessment is provided under Section 10.1.3,

with T 6 providing the ‘Sensitivity Criteria for Acoustic Receptors’, Table 10.7
pr ‘Construction Noise — Impact Magnitude’ and Table 10.8 ‘Construction
VibratioZ Magnitude of Change (Impact)’. These tables provide the magnitude of
impact and the various acceptable thresholds/ thresholds not to be exceeded.
Operational Noise Impacts are provided in Tables 10.9 and 10.10 for impact on
residential development — Daytime/ Night Time and Table 10.11 provides
‘Commercial Noise Upon Residential Receptors — Impact Magnitude’. Traffic noise
impacts are considered under Table 10.12 ‘Development Related Traffic — Short-
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Term Magnitude of Change (Impact)’ and Table 10.13 ‘Development Related Traffic
— Long-Term Magnitude of Change (Impact)’. The sensitivity of the receiving
environment together with the magnitude of impact defines the level of effect as
indicated in Table 10.14 — ‘Level of Effect Matrix'.

12.11.3. The existing environment is detailed under Section 10.2 of the EIAR.
Baseline Survey Results are detailed in section 10.2,3 with Table 10.17 providing
‘Noise Survey Results’ for road traffic. Table 10.18 provides a table of train
generated noise and this is expected to change over time with the increase i

frequency of trains. Full consideration is given to the future road networ

and it is reported that the noise levels/ sources will be different from nt.
As the frequency of the future train service is not known at prese tion of
noise levels is provided.

12.11.4. ‘Predicted Impacts’ are assessed under section Full details of the

plant to be used at site clearance/ enabling works stage i ed in Table 10.22
and road construction plant is listed under in Tap@, oundworks Plant in
Table 10.24, substructure works in Table 10 0 rstructure works plant in
Table 10.26. Working hours will be standa % al)lding site of this type.
12.11.5. Table 10.27 provides detailg on the ‘Predicted Noise Levels and

Assessment, LAeq dB(A)' and alllist®q receptors would experience a negligible

impact and negligible effect.

12.11.6. Disruptiopicon®yibration is expected to be temporary in nature and
e

.28 provides the 'Predicted Construction Vibration

intermittent in natue.
Levels' arising @%} struction of the proposed development. The following is
table:

derived from t

 ‘Th a Minor Impact and Effect at Aldemere House, which is located

@- roff the site.
o thep’will be a Minor Impact and Effect at Meadow Brook which is located 116m

from the site.

* There will be a Minor Impact and Effect at Barnhill House as the property is

located 95 from the site,
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» There will be a Moderate Impact and Effect at the receptors to the north will be
moderate as they are located approximately 65m from the site’.

12.11.7. Figure 10.2 provides a noise map of the subject site, High Impact areas
are associated the road network and the railway line to the north. Cumulative
impacts are from the traffic generated from adjoining development and using the
local road network adjacent/ within the subject site.

12.11.8. A list/ assessment of Mitigation Measures is provided in Section 1

the EIAR. Construction Phase Mitigation is provided in Section 10.4.1.1 an
Operational Phase Mitigation in Section 10.4.1.2. At operational stage, hal
measures include the provision of 1.8 m high solid wooden fences a oulNgiéry of

identified effected plots — those adjacent to the road network. In eaBures

refer to glazing specifications, and suitable ventilation to be proyig@tyfoflowing the
completion of the final design of this element of the develo 1

12.11.9. Residual Impacts are considered in Sgctiom]0Yrat both construction
and operational phases of the development. NQu offoncern are raised in this

regard.

12.11.10. Submissions and Obse jons: No particular issues of concern

were raised by the Planning Authority ¥Qr the CE Report. Third party

submissions raised no specific ¢o

12.11.11. Assessme itted information demonstrates that the

proposed developmept e rise to noise and vibration that would impact on

sensitive recepto issues are addressed in terms of appropriate

mitigation meadures.

12.11.1 satisfied that the identified impacts would be avoided, managed,
e the measures which form part of the proposed scheme, the
itigation measures and through suitable conditions. | am therefore

satisfied that the proposed development would not have any unacceptable direct or

indirect impacts in terms of noise and vibration.
12.12. Air Quality

12.12.1. Chapter 11 deals with Air Quality, SLR have prepared this chapter of
the EIAR, relevant legislation, policy and guidance is provided in Section 11.2, with
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Methodology provided in Section 11.4. The Methodology considers the impact at
Construction and Operational phases. Table 11.2 provides the ‘Magnitude of
Change’ in relation to air quality and Table 11.3 details the ‘Air Quality Impact
Descriptors’. Section 11.5 provides a ‘Description of Existing Environment'.
Baseline Air Quality is detailed under 11.5.2 with information provided in Table 11.4
of ‘Air Quality Monitoring Data’ from three locations, Blanchardstown, Phoenix Park

and Ballyfermot Station.

12.12.2, Section 11.6 provides an assessment of ‘Construction Impact
Mitigation & Monitoring Measures’. A list of construction activities is proyiied:

» ‘Demolition/remaval of existing structures:

¢ material export and import;

* temporary stockpiling of materials; %
» groundwork for foundations and services; v

» construction of buildings;

* |andscaping works; and
» vehicle movements (with the potential to@ material from site)'.

Construction activities would be dividéd'Wto five separate phase, and it is likely that

y at the one time. The assessment

all five phases are underway at the same time

considers a worst case scepalio
and the EIAR reports %g this has the consequence of overestimating the
risk of dust impact it%nsure that the level of control required is more than
satisfactory to % emissions during the 10-year construction phase'.
12.12.3. rom construction dust on ecological receptors can be screened
out as one within 50 m of the subject site. Potential impacts on

ave been assessed in Chapter 10 of this EIAR. The assessment,

&e, considers the impact on ‘human receptors’ within 350 m of the site. Table
11.5 provides ‘Potential Dust Emission Magnitude’ and the factors that make up the

‘Sensitivity of the Area’ are provided in Section 11.6.3. Table 11.6 provides the
‘Sensitivity of the Area ~ Unoccupied’ and Table 11.7 provides the ‘Sensitivity of the

Area — Occupied’. The risk of dusk impacts for unoccupied locations is outlined in

Table 11.8 and for occupied locations in Table 11.8.
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12.12.4. Section 11.7 of the EIAR outlines the ‘Operational Impacts, Mitigation
and Monitoring Measures’ for the subject site/ proposed development, Table 11.10
provides ‘Predicted Changes in Annual Average Daily Traffic Flow — 2025’, table
11.11 does the same for 2030 and Table 11.12 for 2040. ‘Traffic Emissions
Receptors’ are provided in Table 11.13, ‘DMRB Input Data 2030’ in Table 11.14 and
‘DMRB Input Data 2040’ in Table 11.15. ‘Predicted impacts & Significance of Effect’
are detailed under Section 11.7.3. No significant issues of concern are raised. The
proposed Barnhill to Ongar Road shows significant increases in traffic. As wit @
emissions, details are provided in tables 11.16 to 11.18 for years 2025, 20 d

2040 for Annual Mean NO2 concentrations. The magnitude of changegan
small to imperceptible and the impact significance was found to be gegli

cases.

12.12.5. Mitigation Measures and Residual Impacts a e¥8ed under Section
11.8 of the EIAR. Details are again provided in tabu rm With Table 11.22
providing the ‘Construction Dust Mitigation and Mon ing Measures'. This includes
details on consultation as well as actual physi sures proposed to address
these issues. No specific mitigation meggures Lo480ired at the operational phase
of the development. No concemns aragaisghhin relation to residual impacts (section
11.9) and under Section 11.10° b Impacts’, there is no particular issue of

concern as there are no idenifidy Struction sites within 350 m.

12.12.6. Submissi n@OGbservations: No particular issues of concern

were raised by the x thority through the CE Report. No third-party
a

submissions rai ar issues of concern in relation to Air Quality.

S ent: The submitted information demonstrates that the
ent as submitted will not impact on Air Quality. Suitable

sures are proposed where they are deemed appropriate. | note that

Barnhill Road in years 2025 and 2030, though the numbers using it are not as great
in year 2040. This road will allow for a variety of journey types in the area including
providing connections between Dublin 15, Lucan and Leixlip/ M4 and also allows for

local journeys. As the main road serving this development, it will provide a
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significant means of access to/ from the proposed development and the surrounding
area.

12.12.8. | am satisfied that the identified impacts would be avoided, managed,
and mitigated by the measures which form part of the proposed scheme, the

proposed mitigation measures and through suitable conditions. | am therefore
satisfied that the proposed development would not have any unacceptable direct or

indirect impacts in terms of air quality.

12.13. Climate Change
12.13.1. Chapter 12 has been prepared by SLR Consulting Ireland€ Lggislai¥e

Framework/ Policy Context is provided under Section 12.2. There rowidés a list
of climate change policies/ actions in Table 12.1 of this chapter, al @dunty
Council's Climate Change Action Plan 2019 — 2024 was addpt 9 and

contains 133 actions that cover:

¢ Energy and Buildings; 0 Z

* Transport;

+ Flood Resilience; @

o Nature-Based Solutions;

¢ Resource Managemen
National Policy is in acc ﬂ European Union requirements and includes the
National Planning Fr ,“limate Action and Low Carbon Development Act,

I gy Efficiency Action Plan (NEEAP) 2009 - 2020. in

2021, and the N 6}'
addition to thelFing velopment Plan 2017 — 2022, The Barnhill Local Area Plan
y efficiency and the use of sustainable forms of transport.

Sectign 122.3 Sets out details on Green House Gas Emissions with policies
pr€ seek to reduce the volume of emissions. The Climate Change
AdvisOp¥ Council have set out clear carbon budgets over the ears 2021 to 2035:

e 2021-2025: 295 Mt CO2 eq. an average of -4.8% for the first budget period.
o 2026-2030: 200 Mt CO2 eq. an average of -8.3% for the second budget period.
e 2031-2035: 151 Mt CO2 eq. an average of -3.5% for the third provisional budget.
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The EIAR includes a list of other relevant policies, directives and programmes that

are relevant to the area of climate change.

12.13.2, Methodology is provided under Section 12.3 and has regard to
research carried out by national bodies. Under the section on ‘Development
Vulnerability Assessment Methodology (12.3.1.1), table 12.2 provides the ‘Scale of
Likelihood of Climate Hazard', ranging from rare with a 5% occurrence to almost
certain at 95%. The report provides a number of (blank) tables on Climate Ha
Impact Analysis, Sensitivity of Project to Climate Hazards, Exposure of Proj

Climate Hazards, and Vulnerability Analysis of Project to Climate Haza

12.13.3. The Baseline Environment is outline in Section 12.5 , and
this includes Table 12.7 which details ‘Climate Impacts Projection

overview’. The Local Context is considered under Section,42.5. details
provided on temperature and precipitation levels. Figuge 1 s a ‘Windrose for
Dublin Airport’ and indicate that the south west wig@ redominant form of

wind for the period assessed.
12.13.4. Section 12.6 provides the ‘Pote t of the Proposed Project’.

During the construction phase, impacts frow identified hazards are rear to unlikely in

all cases other than for Storms ang s and for Extreme Rainfall with a Moderate

possibility. These may have an oy oh energy provision and transport links as
well as on-site assets. At %l stage the potential for climate hazards from
extreme rainfall, heat and winds is considered to be Almost Certain.

Impacts on franspgrt Mgks Ngrfergy provision would be high with draught impacting on

energy provision and energy demand reduction. No specific issues are raised in
relation to Residual Impacts. It is noted that the EIAR reports that ‘whilst the
development will result in increased greenhouse gas emissions, due to the
enhanced construction methods, energy specification and master planning design
features, the greenhouse gas emissions per bedspace associated with the proposed

development will be considerably lower than that of the existing older housing stock
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in the region. Therefore, the average greenhouse gas emissions per head of
population will be reduced within the region. As existing housing stock is
redeveloped in the future, new technologies are brought online, and the electricity

grid is decarbonized, the situation will further improve’.

12.13.6. Submissions and Observations: No particular issues of concern
were raised by the Planning Authority through the CE Report.

12.13.7. Assessment: The submitted information demonstrates that the

than is the case with existing house stock in the area.
12.13.8. | am satisfied that the identified impa WW have an adverse
impact on Climate Change.

12.14. Cultural Heritage

12.14.1. Chapter 13 has been prépared by John Purcell Archaeology and by
John Cronin & Associates. The y under Section 13.3 provides details on

the study methodology, writte @ edrand a field inspection. The site is described
under Section 13.4 and t o’monuments listed on the Record of Monuments

and Place for CountyOublin, rotected structures included on the Record of

Protected Struc:tu&e | County Council. The nearest protected structure is

Packenham Bfidge at Royal Canal. The site survey found nothing of architectural
heritage siGniianc

12.14 ction 13.6 provide a ‘Review of cartographic sources’ for the area.
ey of figures illustrate historic maps for the area, including the Down Survey
€ Rocque Map and OS 6-inch and 25 inch-maps. The townland names have

a long history dating back to 1455.

12.14.3. Archaeological testing found a number of pits located to the northern
section of the site. ‘The impact on the pits and any associated features as a result of
the construction phase would be profound. Should the development proceed as
planned (and in the absence of mitigation measures), the impact on the identified
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archaeological features will be permanent, negative and direct; however, the
significance of the impact will be slight’. No National Inventory of Architectural
Heritage (NIAH) structures would be impacted by the proposed development. The
impact on structures would be permanent, negative and direct but with a slight
significance. No impacts at operational phase are expected and no cumulative

impacts are foreseen either.

12.14 4. In terms of Mitigation Measures (Section 13.10), if development takas

place, preservation by record or archaeological excavation of archaeological f€

12.14.5. Submissions and Observations: No parti es of concern

were raised by the Planning Authority through the C o] e Department of
Housing, Local Government and Heritage have reC entled that archaeological
monitoring be undertaken in the event that pe @ is granted for the proposed

development. No issues were raised in {ige thirg {7 ubmission in relation to

impact on cultural heritage.

12.14.6. Assessment: TheSubMjittegrinformation demonsirates that the
proposed development as sbmige | not impact on Cultural Heritage. | note the
comments of the Depa ta eir recommendations can be provided in the

form of a suitable coudit/®mn.

12.14.7. I dm satjsfipd that the identified impacts would be avoided, managed,
and mitigat easures which form part of the proposed scheme, the

propose tin measures and through suitable conditions. | am therefore

t the proposed development would not have any unacceptable direct or

12.15. Population and Human Health

12.15.1. Chapter 14 has been prepared by McCutcheon Halley Ptanning
Consultants. This chapter has cross referenced issues with other chapters of this
EIAR including Landscape and Visual Impact (Chapter 4); Traffic and Transport
(Chapter 5); Land (Chapter 7); Water (Chapter 8); Noise and Vibration (Chapter 10);
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Air Quality (Chapter 11); and Climate Change (Chapter 12). This Chapter, 14,
considers those impacts which are not already addressed by the remaining chapters
of the EIAR.

12.15.2. The Methodology is provided under Section 14.2 and the study area is
indicated in Figure 14.1. Under the section 14.2.3 'Difficulties Encountered in
Compiling Information’, the primary issue raised was the use of the 2016 census
data as full date from the 2022 census was not available at that time. Baseline data/
site details are provided under Section 14.3. This includes household size, 1@
commuting details and general population information. Land use detail

availability of educational facilities are also detailed. Table 14.8 listsgri ools
within 3 km of the site and second level schools are listed in Tabl@ 1 ldcare
facility details are provided in Table 14.10, for up to 1.7 km f heQite. Health,

sport and social facilities are also detailed. Retail provision i rily located in
Ongar Village with Blanchardstown Shopping Centregpro egional level retail.
12.15.3. Section 14.5 identifies the princip tenthgl feceptors as follows:

1. Existing residential dwellings along Barbsg Lane North and by the R149;

(O

2. Surrounding residential estates and€jwellings,

3. Community Facilities and ServiCes ing;

4. Existing educational faci 'ti@a pre-schools, primary schools and post-
primary schools,

5. Social amenity faci s
centres, dent &

6. Local

as banks, the post office, library, churches, medical

8. Adjatent owners of agricultural land;

9. Temporary receptors such as passing traffic or pedestrians on the R149;
Barberstown Lane North; and Barberstown Lane South;

10. Hansfield Train Station.
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In the Do Nothing Scenario, the site would remain a greenfield site and would not be

developed in accordance with the statutory plans for the area. This would not resuit

in the development of the site for housing, which is required, and patronage of

Hansfield station would be lower than expected.

12.15.4. Impact Assessment is considered under Section 14.6 and under the

Construction and Operational phases, potential impacts are considered for the

following:

Land Use: Change from agricultural to residential and commercial uses,

development complies with the statutory land use of the Barnhill Lo
with the exception of stated material contraventions of the LAP
Development Plan. The impact of the proposed developme

significant positive effect through the provision of required n

Human Health Impacts: Potential impacts at the ¢ str%tage in a variety of
ways and by several environmental receptors udes, water, biodiversity,

climate, flooding, air, and major accidents. s are addressed

throughout the EIAR, with appropriate miti¢ aasures.  An Qutline
Construction and Environmental Maffagement Plan has been prepared by CSEA
in support of the application and | e measures that will be taken during
the construction phase of thp ent. Impact from construction related
traffic will be a short-terrfige®ggldnd imperceptible effect provided the mitigation
Construction and Environmental Management

pe carried out in full. This section of the EIAR

Economic Activity Impacts: The proposed development has the

3 10 boost economic activity through construction related activity, over the
perig¥ October 2024 to July 2032. The estimated residential unit output by year
end is provided in Table 14.12. The impact of the construction phase of this
development will have a likely, positive, moderate, short-term impact on
Population and Economic Activity in a local and county wide context.

Local Amenity Impacts: There is likely to be some disruption during the

construction phase of the development and again, construction will be subject to
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the outline CEMP. This section of the EIAR concludes, ‘The impact of the
construction phase will have a likely negative, slight to moderate, short-term
effect on residential amenities in the local area. Compliance with the CEMP and
CTMP will avoid, reduce, or mitigate negative impacts’.

Table 14.13 details the ‘Potential Significant Impacts on Population and Human
Healith during the Construction Phase’.

12.15.5. The Operational Phase is assessed under Section 14.6.2 of the EIAR

and is again considered under the following four heading:

* Land Use: The proposed development will provide for new housin a
residential community with suitable amenities/ services. The pr 5@
development would therefore have a likely, positive, signiﬁcé@nent
impact on land use in this context, %

* Human Health: Negligible impact from traffic emissi er issues have
been covered already in the EIAR. A ‘Daylight Su;i:'zgt Assessment Report’,

prepared by 3D Design Bureau concluded tHaNor a cheme of this scale/
Sieved should be considered

density, the levels of daylength and sun

favourable. This report also conclu proposed scheme design is

sympathetic on the existing nei ing properties. The subject development

will provide for amenity spageasavhi

@ herefore have a likely positive, significant,
ealth in a local context,

the proposed developmgn

permanent impact o n

* Population and g&coMomi Activity: The proposed development is for 1,243

residential a sociated facilities/ services, accommodating around 3,500
residen crefting employment for 161 people. Table 14.14 provides an
‘Estifigt mployment in Commercial and Medical Uses’. The development

t rovision of housing in the area and represents a long-term positive
[ on the local economy through the sustainable mix of uses within the
proposed development and a significant increase in the local population which

will avail of local goods and services.

» Local Amenity and Services: The development provides for public open space,
play facilities, and childcare facilities. Table 14.15 provides an ‘Estimate of
Childcare and School Demands’, and tables 14.6 and 14.7 provide further
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estimates based on child population numbers. The EIAR considers that the true
demand for childcare places will be less than that provided in Table 14.15. The

section on childcare concludes:

‘“The impact of the proposed development on childcare provision is likely to have
a slight negative effect on local amenity in the area in the short-term due to the
initial occupation of the proposed development prior to the construction of the
créche. However, once the créche has been constructed it will be able to
accommodate demand arising from the development and thus it is unlikely

have an effect on local amenity’.

In relation to school places, the subject development includes the isiogfef a
primary school, which would meet the demand generated by t he
post-primary school demands can be met by existing schod{s al area

The impact of the proposed development on school progigion is b
neutral to slight negative, the extent of the impact t%and the duration of
the impact will be permanent.

Healthcare provision will be met by the exces in the area, however a
o,

medical centre is proposed in the locgi centies e impact of the proposed

development on healthcare provisy erefore likely to be neutral, the

significance imperceptible, e
the impact will be permagen

| Impacts & Effects on Population and Human

al Phase’ of the proposed development.

impact will be local, and the duration of

of them would be low.

Section 14.8 provides an assessment of Cumulative Impacts. Table
14.19 provides a ‘Review of Planning Applications With Permission Granted For
Development Within Hansfield SDZ 2015 — 2022'. The provision of the CEMP and
CTMP will ensure that there will be no risk of significant construction phase
cumulative impacts with other proposed developments. In general, any overlap of

construction phases would result in short term effects. The operational phase of the
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subject development and the development of Hansfield SDZ is not considered to
have any additional significant negative cumulative impacts on human heaith,

population and economic activity or local amenity.

12.15.8. Suitable Mitigation Measures are provided in Section 14.9, though
most of these measures have been detailed in the relevant chapters of the EiAR.
The applicant states that the ‘proposed development design incorporates sufficient
community, recreation, childcare, and primary education facilities to meet the needs
of the future population of Barnhill Garden Village’. Consultation has been h

the Department of Education and Science in relation to school space proyisi

EIAR states:

‘There is a potential for a residual cumulative negative moderate gffe
primary education facilities if additional capacity is not provi epartment of
Education. The applicant will seek to avoid this residual effecty pyoviding annual
reports of the progress of the development, and assacia -primary demands,

to the Department of Education, to inform the Depart t'$investment decisions'.

12.15.9. Details on ‘Monitoring’ is provi ection 14.11 and monitoring
of compliance with relevant Health and Saf@ments will be undertaken by
ction phase of the development. The Worst
14.12, whereby mitigation fails and an

the Project Supervisor during the con
Case Scenario is considered under

accident occurs, though this is ered to be unlikely,

12.15.10.  Submissi - Dservations: No particular issues of concern
hority through the CE Report. Third Party
submissions ref

were raised by the Pldnpi
% need for community facilities to be provided in
conjunction w e Jevelopment of the site. It was also considered that the amount

of public had been reduced from what was indicated in the Barnhiil Local
Are
12. Assessment: The submitted information demonstrates that the

proposed development as submitted will not negatively impact on Human Health.
The submitted EIAR indicates that the development will provide beneficial impacts
through the provision of housing within an area with a need for housing, in addition to
facilities including public open space, childcare and community facilities will be
provided for. ! note the comments in relation to open space provision and this is
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assessed further in the planning assessment, though it should be stated that the LAP
is indicative in terms of the location of open space and other elements of

development.

12.15.12.  The provision of suitable educational facilities is assessed in detail in
this chapter. The development, allocates land for the provision of a primary school
and this will be provided by the Department of Education and Science. Depending
on the ability of the department to develop this school, there may a shortfall in school
places in the area, though it is clear that the overall south west part of Dublin 1

well provided for in terms of primary school places/ facilities. No specific pr
made for secondary schools, though it is evident that there is sufficient gap i
the wider Dublin 15 area. é
12.15.13. | am satisfied that the identified impacts would b% anaged,
and mitigated by the measures which form part of the pro ds e, the
proposed mitigation measures and through suitable codditioRé. l2am therefore
satisfied that the proposed development would no@ nacceptable direct or
indirect impacts on public health. @
12.15.14. Major Accidents and Disggters
12.15.15. Chapter 15 assessed jal for major accidents and disasters
and this chapter has been prepgfed BigA OM UK and Ireland Environmentat and
Sustainability Team. Reley, n is listed under Section 15.1.2 and
Definitions are provide Xo«ion 15.1.3. The Methodology is detailed under
section 15.2 of the & aidr accidents and disasters are identified in this section
ipti

of the report. ‘D€s of Impacts and Effects’ are listed within Table 15.1. An
'‘Overview op#sed Development’ is provided under Section 15.3. and

ceptors’ under Section 15.4, detail in Table 15.2 ‘Receptors Within

Under Section 15.5 ‘Hazard Source and Pathway Screening’, Table
15.3 provides a ‘Hazard Source and Pathway Screening’. Under Section 15.6
‘Predicted Impacts’ Screening of hazardous sources and pathways has been
provided and identifies two credible MA&D scenarios, which are:

ABP-314125-22 Inspector’s Report Page 160 of 186



» ‘Scenario 1: A fire and/or explosion caused by a loss of containment of highly
flammable natural gas contained in distribution pipework to properties during the

operational phase.

¢ Scenario 2: Failure of electrical transmission systems which could occur during
all phases of the Proposed Development. This incorporates Scenarios 4 and 5 in
Table 15.3'.

12.15.17. Section 15.6.1 details the ‘Do-Nothing’ scenario, and Section 15.6.2

provides the construction phase impacts as follows:

» ‘Accidental spills and leaks of substances such as diesel which havg(t t;ia!
to contaminate surface water discharge, soil and groundwater.

* The use of materials such as concrete and cement which e ential to
contaminate surface water run-off and watercourses’.

Whilst sedimentation leading to impacts to watercougses cur, the impact

would not be of such a level to give rise to a MA%a :

Operational phase impacts include: &
* ‘Increased surface water run-off from the to development of land has the

if surface water design does not limit the

potential to increase the risk of
ischarge rates.

discharge from the site to i
e Accidental spills and lg@evelopment use / leaking pipes has the
ifate s

potential to conta ce water run-off, if adequate interceptors are not

incorporated wjghin'ite pjoposed development’.
Without suitabfe mitigaén measures in place, surface water fiooding and leaks from

ater and foul water are a potential hazard, however the

—

pipework
impact the level at which would correspond to a MA&D.

is considered under Section 15.6.4, with impacts similar to those at the
ion phase. Cumulative Impacts are not likely due to the nature of the
development and that on adjoining lands, which is a similar form of residential

development.

12.15.18.  Mitigation Measures are provided in Section 15.7 and in Table 15.4
‘Credible Major Accident and Disaster Scenarios, Impacts and Mitigation measures’.
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Emergency Management is considered under Section 15.8 and Residual Impact in
Section 15.9. Conclusions are provided under Section 15.10 of the report and

concludes:

‘Major accidents are by nature high consequence, low probabiiity events and
generally require a number of simultaneous failures to occur in order for an event to
take place. Although the consequences of these findings appear significant, the

likelihood of them occurring is low.
The credible MA&D scenarios identified for the Proposed Development are w
understood hazards which are managed via established Reguiations and jgfdyst
standards’.

f

12.15.19.  Submissions and Observations: No particular iggLeS@Qf caricern

were raised by the Planning Authority through the CE Report.

submissions did not raise any issues of concern.

12.15.20. Assessment; The submitted information strates that the
applicant has considered the potential for MajoLAggi Disasters. These are
considered for the construction and operation % s, of the proposed

development.

12.15.21. | am satisfied that the idelif pacts would be avoided, managed,
r

and mitigated by the measures part of the proposed scheme, the
proposed mitigation meas BulrOugh suitable conditions. | am therefore

satisfied that the propoge ebhment would not give rise to Major Accidents, and
Disasters.

12.16. Signific@nt Intdrdctions of Impacts

12.16.1. 16 was prepared by McCutcheon Halley Pianning Consultants
and f t the ‘Assessment Methodology’ are provided in Section 16.1.2,
pri@ relevant Legislative Requirements. Section 16.2 provides a ‘Description

of Signifftant Interactions’ and these are outlined in Table 16.1.

12.16.2. Assessment: The submitted information provides full details on the
interactions between different identified factors. No issues of concern arise in this

regard.

12.16.3. Schedule of Mitigation Measures and Monitoring
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12.16.4. Full details of all mitigation measures are provided in Chapter 17. This
is details in Table 17.1 — ‘Mitigation and Monitoring Table’ and provides suitable

measures for the issues raised in each of the chapters of this EIAR.

12.16.5. The submitted information is considered to be acceptable and provides

a thorough response to the requirements for mitigation as necessary.

12.17. Appendices:
12.17.1. The EIAR includes Appendices in support of the EIAR, and these are

set out in accordance with the relevant chapters of the EIAR: Q
Chapter 1:  Appendix 1.1 Public Consultation
Chapter 4:  Photomontages and CGl Booklet

Criteria and Definitions Used in Assessing Lan e Visual
Effects

Assessment of Potential Landscape cts? 4

Assessment of Potential Visual Effe

Chapter 9: NBDC and NPWS records Q)

Plant survey results

Chapter 10  Construction Mitigation

Le e& me Glazing Specification

vel 3A ‘Daytime Glazing Specification

Q?:el 4A_Daytime Glazing Specification
Q evel 5A_Daytime Glazing Specification
Level 6A_Daytime Glazing Specification

Level 7A_Daytime Glazing Specification

Level 8A_Daytime Glazing Specification

Level 9A_Daytime Glazing Specification
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Level 10A_Daytime Glazing Specification
Level 11A_Daytime Glazing Specification

Chapter 12 Greenhouse Gas (GHG) Assessment

Chapter 13 Results of Archaeological Testing

Built Heritage Survey Photographs
12.17.2. The EIAR is also accompanied by a Non-Technical Summary %
is required.
12.18. Reasoned Conclusion on Significant Effects:

12.18.1. The Board considered that the Environmental | A ment
Report, supported by the documentation submitted by the app nt, provided
information which is reasonable and sufficient to allow the reach a

reasoned conclusion on the significant effects of the prompsge development on the

environment, having taken into account, curre 0 and methods of
assessment.

12.18.2. The Board is satisfied tha information contained in the
Environmental impact Assessment 0 p to date and complies with the
provisions of EU Directive 201@ ending Directive 2011/92/EU. Having
regard to the examination ental information contained above, and in
particular to the EIAR %p mentary information provided by the developer, and
the submissions ning Authority, prescribed bodies and observers in the
course of the dpbplicatiof, it is considered that the main significant direct and indirect

effects of d development on the environment are as follows:

nd Human Health: impacts are likely to be positive with the provision

ional housing and an increased local population that will avail of services/
facilllies in the area. No significant negative impacts from the development and

no significant residual effects are identified.

« Biodiversity: Impacts to be mitigated by the proposed landscaping strategy,
ensure no additional invasive species are introduced; the significant provision of

active and passive open space; protection of trees to be retained, and measures
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to avoid disturbance to bats and nesting birds. No significant negative impacts
from the development and no significant residual effects are identified.

» Land & Soils: The impacts to be mitigated by construction management
measures including minimal removal of soil, reuse of excess material within the
site; proposals for identification and removal of any possible contamination;
management and maintenance of plant and machinery. No significant negative
impacts from the development and no significant residual effects are identified,

subject to appropriate mitigation measures.

during construction; adherence to Construction Management Pl
uncontrolled contamination of water sources. No significant

from the development are identified.

* Air Quality & Climate: The impacts will be mitigated uit measures taken
on site during the construction phase of developsfient. e will be detailed in
the adopted Construction Management Plan P).

/\dherence to requirements of

» Noise & Vibration: Impacts will be mitiga @
{ /

relevant code of practice; location gf noisy PRt away from noise sensitive

locations and through the use i noise control techniques on site.
Excessive levels of vibratio pected on site.
* Landscape & Visual | ctl evelopment will present as a new development

in the landscape. e Wiligiso be changed views for some viewers in nearby

residences an ar ations. The potential impact will be mitigated by the
establishm fs le boundary treatment and landscaping that will reduce
I

the impast al level and to provide for extensive iandscaping of the site to

ual impact at a more distant level. The proposed development will

adverse impact on the character or on the visual amenity of the area.

fral Heritage: The proposed development would not impact on cultural

heritage.

e Material Assets — Services, Infrastructure & Utilities: Impacts will be mitigated by
consultation with relevant service providers; adherence to relevant codes of

practice and guidelines; service disruptions kept to a minimum
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« Material Assets — Traffic & Transport; Impacts to be mitigated by implementation
of a Construction Environmental Management Plan, a Construction Traffic
Management Plan, and the promotion of sustainable travel patterns by residents

during the operation phase.

« Waste Management: The impacts to be mitigated by management of materials/

waste during construction and adherence to Construction Management Plan.

The submitted EIAR has been considered with regard to the guidance provided j
the EPA documents ‘Guidelines for Planning Authorities and An Bord Pleang
Carrying our Environmental Impact Assessment’ (2018); ‘Guidelines on
Information to be Contained in Environmental Impact Assessment R s’
August 2017) and ‘Advice Notes for Preparing Environmental impa at@ents’
(draft September 2015).

In conclusion, the submitted details have sufficiently ontrated that the proposed

development would not adversely impact on the ing &nvironment. The proposed
ential development and

development is located on lands that are zo @ ]
these zoned lands have undergone Strajegic g LirgMhent Assessment (SEA) as
part of the county and local plan progess
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13.0 Recommendation

Section 9(4) of the Act provides that the Board may decide to:

(a) grant permission for the proposed development.

(b) grant permission for the proposed development subject to such modifications to
the proposed development as it specifies in its decision,

(c) grant permission, in part only, for the proposed development, with or without any

other modifications as it may specify in its decision, or

(d) refuse to grant permission for the proposed development, S é i ;
n it

and may attach to a permission under paragraph (a), (b} or (c) suc
considers appropriate.
13.1. In conclusion, | consider the principle of development roposed to be

acceptable on this site. The site is suitably zoned for re evelopment, is a

serviced site, where public transport, social, educatio I commercial services
are available and is located on the south western e ofl Dublin 15 to the west of

oposed development is of a

Clonsilla and south of Hansfield and Ongar

suitably high quality and provides for ix of WewSes, apartments and duplex units
which are served by high quality o e and a childcare facility. A local centre
is to be provided that will allow/O™gae Suitable provision of retail units.

13.2. 1 do not foresee tha -.@ bpment will negatively impact on the existing
residential and visual Nf the area. Suitable pedestrian, and cycle provision
vglopment. The site is located adjacent to the existing

tation, which is on a railway line that is proposed for

is available to servert

and operation

significant dingjunder the DART + project. The development is generally in
accord ith National Guidance and Local Policy and is in accordance with the
pro ipG and sustainable development of the area.

13 ing regard to the above assessment, | recommend that section 9(4)(a) of

the Act'of 2016 be applied, and that permission is GRANTED for the development,
for the reasons and considerations and subject to the conditions set out below.
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14.0 Reasons and Considerations

Having regard to

(i) the site's location on lands with a zoning objective for Residential development
and the policy and objective provisions in the Fingal Development Plan 2017 — 2023
and the Barnhill Local Area Plan 2018,

(it) the nature, scale and design of the proposed development which is consiste

with the provisions of the Fingal Development Plan 2017 — 2023 and the B

Local Area Plan 2019, and appendices contained therein,

(iif) to the Rebuilding Ireland Action Plan for Housing and HomelesgnesS§20 Ty,

(iv) the Guidelines for Planning Authorities on Sustainable Resjdanti elopment
in Urban Areas, and the accompanying Urban Design Manual Bgst Practice
Guide, issued by the Depariment of the Environment, eri wpnd Local

Government in May 2009,

(v) the Sustainable Urban Housing: Design S New Apartments
Guidelines for Planning Authorities, issugd b@nment of the Housing and
Planning and Local Government, Degem 2022,

(vi) the availability in the area of,e=gdeNange of social and transport infrastructure,
(vii) to the pattern of existin aitted development in the area, and

(viii) Chief Executive’s%‘N supporting technical reports of Fingal County

Council,

Area Co
(x) th
(xd

Taisce Wnland Fisheries Ireland, and from Irish Water,

ing,

0 made in the third-party submissions,

(ix) the commﬁj t the Blanchardstown-Mulhuddart/ Castleknock/ Ongar

orts from the Department of Housing, Local Government and Heritage, An

it is considered that, subject to compliance with the conditions set out below, the
proposed development would not seriously injure the residential or visual amenities
of the area or of property in the vicinity, would be acceptable in terms of urban

design, height and quantum of development and would be acceptable in terms of
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traffic and pedestrian safety and convenience. The proposed development would,
therefore, be in accordance with the proper planning and sustainable development of

the area.
15.0 Recommended Draft Order

15.1. Application: for permission under section 4 of the Planning and Development
(Housing) and Residential Tenancies Act 2018, in accordance with plans and
particulars, lodged with An Bord Pleanala on the 20t of July 2022 by Ala

and Alcove Ireland Four Limited.

15.2. The Proposed Development consists of:

s Construction of a residential development comprising of 1, idegiftial units
consisting of 322 no. houses, 804 no. apartments and 1 s, a childcare
facility, medical centre, six retail units, community ce offg€ hub, car parking,
bicycle parking, internal roads, services infrastr re,0in Stores and bicycle

store; landscaping, open space, play areas, ndary treatment and public

lighting.
» The application contains a statement set ow the proposal will be

consistent with the objectives of the M gal Development Plan 2017 — 2023 and
the Barnhill Local Area Pla Nt is submitted that the proposed apartments
<

have been designed to ful
Standards for New Apartme 020 (these are superseded by the 2022
Guidelines). A ful uality Assessment is submitted which provides

details on co C h all relevant standards including private open space,
room size@ and residential amenity areas.

ith the Sustainable Urban Housing: Design

ocal Area Plan 2019. The application contains a statement indicating why
permission should be granted for the proposed development, having regard to a
consideration specified in section 37(2)(b) of the Planning and Development Act
2000, as amended, notwithstanding that the proposed development materially
contravenes the Fingal County Development Plan in terms of car parking standards,
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and contravenes the Barnhill Local Area Plan in terms of height, unit numbers, unit

mix and phasing.

An Environmental Impact Assessment Report and a Natura Impact Statement have
been prepared in respect of the proposed development. ltis considered that Stage 2
appropriate assessment is not required having demonstrated that the potential for
significant effects to designated sites can be ruled out at appropriate assessment

screening stage.

15.3. Decision:

Grant permission for the above proposed development in acc h the
said plans and particulars based on the reasons and considerasi under and
subject to the conditions set out below.

15.4. Matters Considered: v

In making its decision, the Board had regard to attgrs to which, by virtue of

the Planning and Development Acts and Reg ade thereunder, it was

required to have regard. Such matters inguded my submissions and observations

received by it in accordance with st visions.

In coming to its decision, the B r#Gard to the following:

(i) the site’s location on S zoning objective for Residential development

and the policy and giiectVe pjovisions in the Finga! Development Plan 2017 — 2023
| Plan 2019,

and the BarnhilyLo
(ii) the naty/e d design of the proposed development which is consistent

with the prowgsiops of the Fingal Development Plan 2017 — 2023 and the Barnhill

(iii) to t

(iv) the Guidelines for Planning Authorities on Sustainable Residential Development

Rebuilding Ireland Action Plan for Housing and Homelessness 2016,
in Urban Areas, and the accompanying Urban Design Manual — A Best Practice

Guide, issued by the Department of the Environment, Heritage, and Local

Government in May 2009,
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(v) the Sustainable Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authorities, issued by the Department of the Housing and
Planning and Local Government, December 2022,

(vi) the availability in the area of a wide range of social and transport infrastructure,
(vii) to the pattern of existing and permitted development in the area, and

(viii) Chief Executive’s Report and supporting technical reports of Fingal County
Council,

(ix) the comments made at the Blanchardstown-Mulhuddart/ Castleknock/On

Area Committee meeting,

(x) the reports from the Department of Housing, Local Governmegt a entage, An
Taisce, Inland Fisheries Ireland, and from Irish Water,

(xi} third party submissions,

(xii) the Inspectors report

Itis considered that, subject to compliance with e conliti8hs set out below, the
proposed development would constitute an residential density on this
greenfield site, that has been subject tg a io&lan, would respect the existing

character of the area, would not segi injure the residential or visual amenities of
the area, would be acceptable j urban design, height and quantum of
development and would b e in terms of pedestrian and traffic safety. The
proposed developme /&erefore, be in accordance with the proper planning
and sustainable dﬂf\‘% of the area.

15.5. Ap iate Assessment (AA):

The B leted an Appropriate Assessment screening exercise in relation to
ialgeffects of the proposed development on designated European sites,
taki @ account the nature, scale, and location of the proposed development

within @ suitably zoned and adequately serviced urban site, the Appropriate
Assessment Screening Report submitted with the application, the Inspector’s Report,

and reports on file.
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In completing the screening exercise, the Board adopted the report of the Inspector
and concluded that, by itself or in combination with other development in the vicinity,
the proposed development would not be likely to have a significant effect on any
designated European site in view of the conservation objectives of such sites. There
was therefore no requirement to carry out a Stage 2 Appropriate Assessment.

In overall conclusion, the Board was satisfied that the proposed development, by

itself or in combination with other plans or projects, would not adversely affect

integrity of European Sites in view of the sites’ conservation objectives. Th
conclusion is based on a complete assessment of all aspects of the pragos

and there is no reasonable scientific doubt as to the absence of a S

15.6. Environmental Impact Assessment (EIA):
15.6.1. The Board completed an environmental | a%&sment of the

proposed development, taking into account:

(a) The nature, scale and extent of the propo w o|dBMment. The site is located on
lands governed by zoning objective RA —ResiE ol the Fingal Development Plan
2017 — 2023 and the Barnhill Local n 2019,

(b) The environmental impact agsESqge eport and associated documentation
submitted in support of the plication;

ing Authority, and the prescribed bodies in the

(c) The submissions fr

course of the applit&
and

(d) The | t eport.

Midered that the environmental impact assessment report, supported
by the mentation submitted by the applicant, adequately identifies and
describes the direct, indirect, secondary and cumulative effects of the proposed

development on the environment.

The Board agreed with the examination, set out in the Inspector’s repott, of the

information contained in the environmental impact assessment report and associated
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documentation submitted by the applicant and submissions made in the course of

the planning application.

The Board completed an environmental impact assessment in relation to the
proposed development and concluded that, subject to the implementation of the
mitigation measures set out in the environmental impact assessment report and
subject to compliance with the conditions set out below, the effects on the
environment of the proposed development, by itseif and in combination with o
development in the vicinity, would be acceptable. In doing so, the Board p

report and conclusions of the Inspector.

Conclusions on Proper Planning and Sustainable Develo

The Board considered that, subject to compliance with the ¢ Ofys‘set out below,

the proposed development would constitute an acceptab ntial density at this
location, would not seriously injure the residential ua enities of the area or
of property in the vicinity, would be acceptable if s gf urban design, height and
quantum of development, as well as in term @, ic and pedestrian safety and
convenience. The proposal would, subject to'@ tJns, provide an acceptable form

of residential amenity for future oc

The Board considered that ed development is broadly compliant with the

current Fingal County e ent Plan and the Barnhill Local Area Plan and would

therefore be in acc\ th the proper planning and sustainable development of

the area. C)

ABP-314125-22 Inspector’'s Report Page 173 of 186



16.0 Conditions

1. The development shall be carried out and completed in accordance with the
plans and particulars lodged with the application, except as may otherwise be
required in order to comply with the following conditions. Where such conditions
require details to be agreed with the Planning Authority, the developer shall agree
such details in writing with the Planning Authority prior to commencement of

development, or as otherwise stipulated by conditions hereunder, and the

development shall be carried out and completed in accordance with
particulars. In default of agreement the matter(s) in dispute sh ferp¥d to

An Bord Pleanala for determination. %

Reason: In the interest of clarity.
2. The period during which the development h ted may be carried out
shall be ten (10) years from the date of thi

development, the Board considers it

Reason: Having regard to the n

appropriate to specify a perigC alid)
years. x
3. The number of r@nits permitted by this grant of permission is 1,243 no.
£3

units in the f‘rm :o houses, 804 apartments and 117 duplex units.
t

Reaso interests of clarity.

of this permission in excess of five

4. TheYfoposed development shall be amended as follows:
(a) The following units to be revised to provide for additional fenestration in their
side elevations: Link Road East units DA70, DA75, DA86G and DA91.
(b) The following units to be revised to provide for a relocated front door to the
side elevation addressing the public street/ footpath: Station Quarter South units

D1, D18 and Link Road East units C1-38, C1 -41 and C81.
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{c) The provision of a childcare facility that can accommodate the needs of phase
1 of this development. This may be provided in a house unit which can revert to
residential use on completion of the proposed childcare facility.

(d)} The provision of a second permanent childcare facility away from the local
centre, which may be in lieu of a residential unit (s) such as unit no. 015 on Link

Road East. This may also be the unit required under item 3. (c), but retained on

a permanent basis. Q
Revised drawings showing compliance with these requirements s
submitted to, and agreed in writing with, the Planning Authori pri e prior

to occupation of units within Phase 1.

Reason: In the interests of visual and residentia m%

5. Details of the materials, colours and text e external finishes to the
proposed dwellings/ buildings shall be a ' =d with the application, unless
otherwise agreed in writing wit ning Authority/An Bord Pleanéla prior to
commencement of developpr@ig, | fault of agreement the matter(s) in dispute
shall be referred to An Ia for determination.

Reason: In thedgterest of visual amenity.

6. a)Th tg;)nt shall be carried out on a phased basis, agreed in writing with
the Llanging’Authority prior to the commencement of development. The phasing
@arly detail the development of the site over the ten-year period sought.
b} Pne first phase shall include the following, prior to the occupation of the first
unit:
i) The provision of a pedestrian/ cycle connection to Hansfield station with

full access to the existing station plaza in order to access the station.

i) The completion and full operation of the Ongar-Barnhill road.
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ii)  The provision of a childcare facility that can accommodate the needs of

this phase of the development.

Reason: To ensure the timely provision of services, for the benefit of the

occupants of the proposed dwellings.

7. Mitigation and monitoring measures outlined in the plans and particulars,

including the Environmental Impact Assessment Report submitted withSgi

and Monitoring’, shall be carried out in full, except where oth

conditions attached to this permission.

Reason: In the interest of protecting the environ ng; ;he interest of public
heaith.

8. a) The areas of public open space SBRWN on@ !odged plans shall be reserved

for such use and shall be soiled, nd landscaped in accordance with the
landscape scheme submitteg Pleandla with this application, unless
otherwise agreed in writ] Planning Authority.

b) All areas of open e have a defined function be it for active, passive
and/ or visual/ soemMg aghenity, and which shall be agreed in writing with the
Planning Au y.

¢) This all Je completed before any of the dwellings are made available

foro ioh, on the agreed phased basis, and shall be maintained as public
y the developer until taken in charge by the Local Authority or

Reason: In order o ensure the satisfactory development of the public open

space areas, and their continued use for this purpose.
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9. Each residential unit shall be used as a single dweliing unit only and shall not be

sub-divided in any manner or used as two or more separate habitable units.
Reason: In the interests of sustainable development and proper planning
10.Proposals for a development name and numbering scheme and associated
signage shall be submitted to, and agreed in writing with, the Planning Aut
prior to commencement of development. Thereafter, all such names
numbering shall be provided in accordance with the agreed sche

Reason: In the interest of urban legibility.

11.Details of all security shuttering, external shopfrogts, and signage shall be

as submitted to An Bord Pleanala with this a less otherwise

submitted to, and agreed in writing with, @
of the commercial/retail units. ( J

Reason: In the interest of@ ities of the area/visual amenity.

12.No advertisement vemisement structure (other than those shown on the
drawings submi ith fne application) shall be erected or displayed on the
proposed Qlildings$et within the curtilage of the site) in such a manner as to be

ide the buildings, unless authorised by a further grant of planning

authority prior to-occupation

Re#fson: In the interest of visual amenity,

13.Pubilic lighting shall be provided in accordance with a scheme, which shall include
lighting along pedestrian routes through the communal open spaces, details of

which shall be submitted to, and agreed in writing with, the Planning Authority
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prior to commencement of development/installation of lighting. Such lighting shall

be provided prior to the making available for occupation of any apartment unit.
Reason: In the interests of amenity and public safety.

14.All service cables associated with the proposed development (such as electrical,
telecommunications and communal television) shall be iocated
underground. Ducting shall be provided by the developer to facilitate th
provision of broadband infrastructure within the proposed develop t.

Reason: In the interests of visual and residential amenity.

15.a) The internal road network serving the proposed el nt, including turning

bays, junctions, parking areas, footpaths and ke ang the underground car

park shall be in accordance with the detailéd cop$truction standards of the

®
andards outlined in DMURS. In

Planning Authority for such works a

e shall be referred to An Bord

Pleanala for determination. I :
b) The roads layout sh th the requirements of the Design Manual for

default of agreement the matter(

Urban Roads and Sige rticular carriageway widths and corner radii,

¢) Pedestrian ggos ities shall be provided in suitable locations to be

agreed with e Planring Authority,

all be made for future bus service provision o serve the

. including the provision of suitable road widths to accommodate
Dus services,

e) The materials used in any roads/ footpaths provided by the developer shall
comply with the detailed standards of the Planning Authority for such road works,
) A detailed construction traffic management plan, including a mobility
management plan, shall be submitted to, and agreed in writing with, the Planning

Authority prior to commencement of development. The plan shall include details
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of arrangements for routes for construction traffic, parking during the construction
phase, the location of the compound for storage of plant and machinery and the

location for storage of deliveries to the site.

Reason: In the interests of traffic, cyclist, and pedestrian safety and to protect

residential amenity

16. A total of 3,337 no. bicycle parking spaces shall be provided within th

indicated in the submitted documentation. Details of the fayout,
demarcation and security provisions for these spaces shall b g ipvriting

with, the Planning Authority prior to commencement of d p

Reason: To ensure that adequate bicycle parki pr is available to serve

the proposed development, in the interest of dlistainabl transportation.

17.(a) The car parking facilities hereb pen@ll be reserved solely to serve

the proposed development. All ing spaces shall be assigned permanently
for the residential develop n all be reserved solely for that purpose.
These residential spac @ be utilised for any other purpose, including for
use in association a her uses of the development hereby permitted,

unless the subjéct 07 a sgparate grant of planning permission.
(b} Prior tgf'the ocCpation of the development, a Parking Management Pian shall

be pr e development and shall be submitted to and agreed in writing
w:: t ing Authority.
Redso

n: To ensure that adequate parking facilities are permanently available to

serve the proposed residential units and the remaining development.

18. A minimum of 10% of all car parking spaces serving the apartments and duplex

units should be provided with functioning EV charging stations/ points, and
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ducting shall be provided for all remaining car parking spaces, including in-
curtilage spaces, facilitating the installation of EV charging points/stations at a
later date. Where proposals relating to the installation of EV ducting and
charging stations/points has not been submitted with the application, in
accordance with the above noted requirements, such proposals shall be
submitted and agreed in writing with the Planning Authority prior to the

occupation of the development.

Reason: To provide for and/or future proof the development such gg w

facilitate the use of Electric Vehicles.

19. Drainage arrangements including the attenuation and dipRgsa urface water,

shall comply with the requirements of the PlanningAytho r such works and
services.

Reason: In the interest of public he and ce water

management

20.The developer shall ente t and waste water connection agreement(s)

with Irish Water, prio 0 ncement of development.

Reason: In tifie i%of public health.

21.The allBe landscaped (and earthworks carried out) in accordance with the

omprehensive scheme of landscaping, which accompanied the
applidation submitted, unless otherwise agreed in writing with, the Planning

Authority prior to commencement of development.

Reason: In the interest of residential and visual amenity.
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22.The developer shall facilitate the preservation, recording and protection of
archaeological materials or features that may exist within the site. In this regard,
the developer shall -
(a) notify the Planning Authority in writing at least four weeks prior to the
commencement of any site operation (including hydrological and geotechnical
investigations) relating to the proposed development,
(b) employ a suitably-qualified archaeologist who shall monitor ail site
investigations and other excavation works, and
(c) provide arrangements, acceptable to the Planning Authority, f, rding
and for the removal of any archaeological material which the atth nsiders
appropriate to remove.
in default of agreement on any of these requirements, the rgattgr shall be referred

to An Bord Pleanala for determination.

Reason: in order to conserve the archae ritage of the site and to

secure the preservation and protectjon o ains that may exist within the

site.

to the written satis e Planning Authority and in accordance with the
details submittei to rd Pleanala with this application unless otherwise
agreed in \riting wi'the planning authority

R

ensure the protection of the natural heritage on the site.

23.Bat roosts shall be incto the site and shall be carried out on the site
n

24.(a) /The communal open spaces, including hard and soft landscaping, car parking
areas and access ways, communal refuse/bin storage, and all areas not intended
to be taken in charge by the local authority, shall be maintained by a legally
constituted management company

(b) Details of the management company contract, and drawings/particulars
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describing the parts of the development for which the company would have
responsibility, shall be submitted to, and agreed in writing with, the planning

authority before any of the residential units are made available for occupation.

Reason: To provide for the satisfactory future maintenance of this development

in the interest of residential amenity.

25.(a) A plan containing details for the management of waste (and, in part]

recyclable materials and for the ongoing operation of these
apartment unit shall be submitted to, and agreed in writ i i
Authority not later than 6 months from the date of eRcement of the

development. Thereafter, the waste shall be marfged Jn accordance with the

—*

agreed plan.

(b) This plan shall provide for scree com al bin stores, the locations, and

designs of which shall be include tails to be submitted.
(¢) This plan shall provide fo B ¥ bin stores, which shall accommodate not
less than three standa Ied bins within the curtilage of each house
plot.
Reason: infhe |n of residential amenity, and to ensure the provision of
adequ rage.

26! tion and demolition waste shall be managed in accordance with a

construction waste and demolition management pian, which shall be submitted
to, and agreed in writing with, the planning authority prior to commencement of
development. This plan shall be prepared in accordance with the “Best Practice
Guidelines on the Preparation of Waste Management Plans for Construction and

Demolition Projects”, published by the Department of the Environment, Heritage
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and Local Government. The plan shall include details of waste to be generated
during site clearance and construction phases, and details of the methods and
locations to be employed for the prevention, minimisation, recovery, and disposal
of this material in accordance with the provision of the Waste Management Plan

for the Region in which the site is situated.

Reason: In the interest of sustainable waste management.

27.The construction of the development shall be managed in accord

Construction Management Plan, which shall be submitted to 4nd

writing with, the Planning Authority prior to commencem pment. This
plan shall provide details of intended construction practice e development,
including:

a) Location of the site and materials comp ding area(s) identified for the

storage of construction refuse;
b) Location of areas for construction offices and staff facilities:

c) Details of site security fencing ings;
d) Details of on-site car parki iti@s for site workers during the course of
construction;

e) Details of the timip@ and r ng of construction traffic to and from the

construction sj sociated directional signage, to include proposals to
facilitate t liv f abnormal loads to the site:
f} Meas obyjate queuing of construction traffic on the adjoining road

ne

h) Alternative arrangements to be put in place for pedestrians and vehicles in the
case of the closure of any public road or footpath during the course of site

res’to prevent the spillage or deposit of clay, rubble or other debris on the

road network;

development works;
i} Details of appropriate mitigation measures for noise, dust and vibration, and

monitoring of such levels;
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j)  Containment of all construction-related fuel and oil within specially constructed
bunds to ensure that fuel spillages are fully contained. Such bunds shall be
roofed to exclude rainwater;

k) Off-site disposal of construction/demolition waste and details of how it is
proposed to manage excavated soil;

I} Means to ensure that surface water run-off is controlled such that no silt or other
pollutants enter local surface water sewers or drains.

m) A record of daily checks that the works are being undertaken in accordance
the Construction Management Plan shall be kept for inspection by the P in

Authority.
Reason: In the interest of amenities, public health and safefy 2 :,

28. Site development and building works shall be carrieg ou etween the hours

of 0700 to 1900 Mondays to Saturdays inclusive€and et & all on Sundays and
public holidays. Deviation from these time I allowed in exceptional
circumstances where prior written appgoval received from the Planning

Authority.

Reason:; In order to saf uesidential amenities of property in the
vicinity. %

29, All of the pejmitted, hgdise or duplex units in the development, when completed,

shall b ed as a place of residence by individual purchasers who are

oMwrate entity and/or by persons who are eligible for the occupation of
S8 J) affordable housing, including cost rental housing. Prior o
comfnencement of development, the applicant, or any person with an interest in
the land shall enter into a written agreement with the planning authority under
section 47 of the Planning and Development Act, 2000 to this effect. Such an

agreement must specify the number and location of each house or duplex unit.
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Reason: To restrict new housing development to use by persons of a particular
class or description in order to ensure an adequate choice and supply of housing,

including affordable housing, in the common good.

30.Prior to commencement of development, the applicant or other person with an

interest in the land to which the application relates shall enter into an agreement

A

V) of the Planning and Development Act 2000, as amended, unle ption

in writing with the Planning Authority in relation to the provision of housin

accordance with the requirements of section 94(4) and section 96(2) agd

certificate shall have been applied for and been granted undegse of the
Act, as amended. Where such an agreement is not reac it ight weeks
from the date of this order, the matter in dispute (oth rth%tter to which
section 96(7) applies) may be referred by the Plagnin rity or any other

prospective party to the agreement to An BopdPleaPsl for determination.

Reason: To comply with the require en@v of the Planning and

development Act 2000, as ame d of the housing strategy in the

development plan of the ar

31.Prior to commence t velopment, the developer shall lodge with the
Planning Auth ashydeposit, a bond of an insurance company, or other
security to 9&oprovision and satisfactory completion and maintenance
until t ha/ge by the local authority of roads, footpaths, watermains,
drains; li» open space and other services required in connection with the

Gpnient, coupled with an agreement empowering the local authority to apply

Suci¥security or part thereof to the satisfactory completion or maintenance of any
part of the development. The form and amount of the security shall be as agreed

between the Planning Authority and the developer or, in default of agreement,

shali be referred to An Bord Pleanala for determination.
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Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.

32.The developer shall pay to the Planning Authority a financial contribution in
respect of public infrastructure and facilities benefiting development in the area of
the planning authority that is provided or intended to be provided by or on behalf
of the authority in accordance with the terms of the Development Contributi

Scheme made under section 48 of the Planning and Development Act

amended. The contribution shall be paid prior to commencement of gdev
or in such phased payments as the planning authority may facili
subject to any applicable indexation provisions of the Scherfe
payment. Details of the application of the terms of the Il be agreed
between the planning authority and the developer df\n d§fadlt of such

agreement, the matter shall be referred to An of§Pleghala to determine the

proper application of the terms of the Sche Q

®
Reason: ltis a requirement of t and Development Act 2000, as
amended, that a condition ra bntribution in accordance with the
Development Contribu i 2 made under section 48 of the Act be applied

to the permission.

;\

Pa rien
Planning Inspector

14th March 2023
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