20/06/2022

An Bérd Pleanila,

64 Marlborough Street,
Dublin 1,

D01 V902

Re: Great Connell SHD: ABP Reference: 313306. Applicant: Aston Ltd.
(Also referenced as ABP-311390-21 in the Applicant’s cover letter)
Observation on behalf of Paul & Wendy Aitken, and other residents (as per attached signature
pages) of Wellesley Manor Estate, Newbridge, Co. Kildare.

Dear Sir/Madam,

On behalf of our clients, Paul & Wendy Aitken, owners and residents of 82 Wellesley Manor,
together with the other residents (as per attached signature pages) of Wellesley Manor Estate, we
submit this observation on the above SHD. We would be grateful if An Bérd Pleanéla could take
these points into consideration in issuing their decision in this case.

(1) Scope of the application insofar as it affects adjacent lands:

We note that item 10 of the Site Notice states:

‘The proposed development facilitates future potential pedestrian, cycle and vehicular links to
adjoining residential developments and undeveloped lands’

We respectfully request An Bérd to recognize and accept that permission for such links, be they
desirable or otherwise, does not therefore form part of this application and are subject to a future
planning application. This is an important consideration for the residents of Wellesley Manor who
would need to have an opportunity to fully evaluate such proposals.

(2) The relevant Planning Statutory Framework:

Reference is made repeatedly in the Application documents to the Newbridge Local Area Plan.
However, we submit that relying on any provisions of this Plan is unsupportable on the basis that it
was prepared in 2015-2016: was enacted in 2016; was due to expire in 2019 when it was extended
for 2 years until 21°*. December 2021. It has now therefore lapsed. Page 8 of the Architectural
Design Statement, makes reference to:

2. Newbridge Local Area Plan 2016-2022 (extended to 21 December 2021 ) (LAP); [My emphasis]
In the normal course of events such an incorrect date (2022) referenced might not be considered

significant, particularly as it is qualified by the statement ‘extended to December 2021, However, it
has the potential to mislead observers into thinking that the LAP remains in force.
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(3) The Principle of Residential Development:

The principle of residential development in this location is very much to be welcomed. However,
there are aspects of the proposed development which would appear not to be in keeping with the
proper planning and development of the area, principally by virtue of their harmful impacts on the
receiving environment in general, and the Wellesley Manor Estate in particular.

(4) The accuracy (or otherwise) of the Application documents:

We refer An Bérd to the following application drawings:
PA-003_PROPOSED SITE LAYOUT PLAN—SHEET 1
PA-023_PROPOSED SITE SECTION AND CONTIGUOUS ELEVATIONS N-N, O-O, AND P-P

We submit that there appears to be a discrepancy between the Proposed Site Layout Drawing and
Section P-P (Part 1 of 2) in relation to the distance between Duplex Block 8 and the rear of the
houses in Wellesley Manor: On the former, a dimension of 67330 is given, whereas we calculate the
distance to be in the order of 53100. Should we be correct in this assertion, the representation of
the proximity of the proposed development to the existing houses in Wellesley Manor is
understated by over 14 metres: this is both significant for the owners in Wellesley Manor who may
be relying on these drawings to ground their opinion on the scheme, but is also ‘material’ from a
Planning perspective. It is unhelpful, and may be ‘material’, that the distance of Block 8 from the site
boundary is not indicated on this drawing.

We further note that on Figure 15 on page 28 of the Architectural Design Statement, a significant
part of the Neighbourhood centre is labelled ‘2 storey residential’ which is clearly not the case.

We submit that the accuracy of the drawings must be called into question and would respectfully
request An Bérd to consider whether the application can be considered valid in such circumstances.

(5) Irish Water Wayleave compromises site:

The development site is essentially bisected north-east/south-west by the wayleave which has the
following possible outcomes:

e A disproportionate concentration of development is channelled into a narrow strip of land
adjacent to the Northern boundary of the site, which is precisely the most sensitive in
terms of the receiving environment, or,

e The land adjoining the northern boundary of the site could be developed as open/public
space which would remove the worst impacts in terms of overlooking, overshadowing,
and loss of amenity to the existing residences in Wellesley Manor, particularly those
whose south-facing back gardens adjoin the boundary with the development site.

In choosing the first option above, the visual, loss of amenity and overlooking impacts are rendered
more acute.
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(6) Different iterations of plan forms within the proposed development immediately adjoining the
site's Northern Boundary:

in common with many such development proposals, the architects correctly sought to explore
different plan forms for different parts of the site. Of particular relevance to the Northern boundary
are the following options presented:

Plan Iteration 1:This shows houses (not apartments/duplexes) backing onto the rear gardens of the
houses in Wellesley Manor.

Plan Iteration 2: This shows blocks at right angles to the rear gardens of the Wellesley Manor
Houses.

Plan Iteration 3: This shows continuous long blocks of duplex apartments, with a large 'community’
facility at the north-east corner of the site.

Plan Iteration 5 (a further development of Option 3) forms part of the application documents. No
convincing explanation in Planning terms is offered for the selection of this plan iteration as the
chosen plan form, at least in so far as it affects the Wellesley Manor houses. The rational for so
doing is clearly to do with planning issues elsewhere within the development such as the location of
public open spaces, etc. We submit that in bypassing Iteration 1, which was clearly the most
appropriate form of development facing the back gardens of the Wellesley Manor houses, the
application fails to address one of the most sensitive locations in the receiving environment.

(7) Fragmentary Provision of Public Open Space:

Of the 27,555 Sq.m. of Public open space (excluding swales) stated as being provided, it is noted that
only one of these spaces (That with stated area of 4,402 Sq.m.) exceeds 10% of the total provision.
The remainder of the space is provided in pockets of varying sizes and suitability in 17 No. other
locations. We submit that, in a major new development such as this, such a fragmented provision is
not in accordance with best development principles and can result in spaces which will never be
used by a large number of future residents.

(8) Context and Appropriate Density:

While the applicant acknowledges that the Wellesley Manor estate has 'a relatively low density’, the
density is not stated, presumably because it would throw into sharp relief the density of the subject
application. The applicant states that 'the SHD scheme approved to the south-west across the Liffey
has a density of c. 37/38 units per hectare and it was considered that this gives a more appropriate
density target for the efficient development of the lands'. We submit that this unsupported
statement represents a false premise: The approved scheme referenced is essentially a self-
contained development and its receiving environment has no proximities or boundaries which are as
sensitive as the boundary with the Wellesley Manor estate. It is submitted that for this reason, as
well as others, the density of the subject site is inappropriate and is at its most dense in its north-
eastern quarter; precisely the most sensitive locus in the receiving environment.

Architecture & Interior Design Consultancy
Offices 01.119 & 01.120 Charlemont Exchange, Charlemont Strest, DUBLIN D02 VN88
{01) 661 9020 | optimise-design.com
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(9) Development premature pending the development of suitable and adequate school facilities:

in the context where there are not enough spaces for children of school-going age in the local
community, a development on the scale proposed will further accentuate this problem leading to
the necessary displacement of children to more distant schools.

(10) Development premature pending completion of NSORR and new bridge over the Liffey:

The new NSORR road, together with the bridge over the River Liffey, could take many years to
complete and the traffic movement infrastructure of the proposed development could be
undermined in the interim. Significant traffic congestion could occur at the Great Connell Road
intersection. In relation to the proposed development, it is noted that vehicular access to Duplex
blocks 7,8 and 9 is only possible from a road between the rear elevation of blocks 8 & 9, and the
boundary with the Wellesley Manor Estate. This road gives access to the parking for each of the
three blocks and it comes to within 11585mm of the site’s boundary with Wellesley Manor. The
elevations of Blocks 8 & 9 will reflect sound from vehicles moving along this road towards the rear
elevations of the houses in Wellesley Manor, with consequent loss of amenity and noise ‘nuisance’.

(11) The approach to building heights:

At page 29 of the Architectural Design Statement, reference is made to DHPLG’s Urban Development
and Building Heights—Guidelines for Planning Authorities (December 2018), and in particular the
following provision:

1.21 Increasing prevailing building heights therefore has a critical role to play in addressing the
delivery of more compact growth in our urban areas, particularly our cities and large towns through
enhancing both the scale and density of development and our planning process must actively address
how this objective will be secured. [My emphasis].

It is submitted that this site does not constitute an ‘urban area’ by any stretch of the imagination
and it is submitted that attempting to invoke its application in the context of justifying increased

height on the subject site must fail.

We trust An Bord will consider the above in making a decision on this SHD Application.

B.ARCH FRIAI RIBA Dip.Proj}
Director of Development
T: 01 661 9020 | M: 086 812 1221 | E: john@optimise-design.com

[Encls: Signatures of other residents]
Architecture & Interior Design Consultancy
Offices 01.119 & 01.120 Charlemont Exchange, Charlemont Street, DUBLIN D02 VN88

{01) 661 9020 | optimise-design.com




e Reference =22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limited

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name

Address

Date

Neady A7k .

TR Lre/leS G

A RN (”\

3//?5’ «//ZCZ( .

2 for

§3 éo///f’é w0

Lo ttog (20w

/3 / AVJQ_

e
Nt Crowd v T v
Ao Ceowz o > L
Zod o %@ B5 31-05- 3098 .
1Ta 0 &gie Q4 - 21-05-2 022
e
~& 2
o
|3
'3




e Reference =22/313306/ Greatconnell SHD Newbridge

Developer = Asto

n— Limifed

e We The Undersigned Object To The Above Development as
Per Our Submission.

Name Address Date
Ditng brown X Hew&ley Manel | 31 /5 /2022
(At Brown “ ‘
Joe Bown " ”‘
Janes Blown )
e Yald B Wellde, M| 2 ilslrg21
QjQ,U\ Yende L | -
p\(\"\\;\ Benle \ u
e ghow Ly dl & FFEET N\t
Bt Dioowmen .| L X \\K N\ 20~
AT ik S -
S mn e § A - Y \ \lwi
‘D'@w\ckbw/“md b s A \ \7 0T\
MAge Yol S o |3\ o \von
Ceotgio Deraa| T v o TN\ aaa




e Reference = 22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limited

e We The Undersigned Object To The Above Developmentas

Per Our Submission.

Name Address Date
o ewne CLoune '6&/‘//8//(3[? ArAINGL /’/ /3-2_
Tisle el e b wells5leg renaee 17677

Vadoe /Eﬁm

63 Ltfle s (5, v~

ﬁ(ll«lrt.? é: /

-~
=77

{

e/ . iy




e Reference =22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limited

e We The Undersigned Object To The Above Developmentas

Per Our Submissio

n.

Name Address Date

%\&M\\\ QV‘&‘\\@% <5 g(\g\gng, .,
A s |ak 51/ [2oze
Hken Wpnne 124 3/ / 5/ 2000
b Duro |24 31/s /202t

i 2 - |4 Y5 | wat

~ s~
e Pl = 3 [os )22

0.0 Heasmhos | 2 2 (o e
%750% P 150 23> é’/’t gf/ 2C
(v 1ot 2> %// os 2 o
Z’Zés[ /ép.‘a% Py ?//bg )
—% e 308 v [or [/ 2c22




e Reference =22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limited

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date
F
P
%
5
| 2.

\JAer‘\ e “av\'\c,r\ /( 3'\ \5\27_
Qw%ﬁ el = gh %l /5/ 22—
Coor Tosp | T 2/ < / 22
T B | ¢Y 21/</22
o | M;\\wa/lc[o’) Ed 3| S |22
Gophi® (o blacl, 7 31| s lz2
Qoony wAen Ed 2lslzz




e Reference =22/313306/ Greatconnell SHD Newbridge

Developer = Aston - Limited

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date
Q—T(Mwﬁ ((LWSE« @T@f 5/ Sj/Q
4M 4!%’//‘“ é q f//S/Zz
’ (&
g
_‘ (i; .
Soru M vaw 6 g /g/J 2
7 "‘{ ‘7////,\:/
Sup Jtbvag 4 €0
_M%~L¢ﬁ W dé 2./ /" /l |
Zm-%%‘/ €7 21 /5/2~>
_ﬁgw’(/{"a /]MJ‘Q’O"‘ 69‘ 3,'/5//32_
SOOI o P s 2 /¢ /e
Lo £ “”% £ 3/5/22
/Y 31]s]2
] 4 ?>1 | s)z2
/S 2l s 2¢




e Reference =22/313306/ Greatconnell SHD Newbridge

‘Developer = Aston - Limited

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date
/S
i pedloy | 74 9s/2 02t
tes Bastt 2 | /b NG
odd~ | €) 21/ s/2022
: L - L4 11151@71
Wbtk QLS| [ g 3((5) 2027
Wik G MUTh| /4 MIs 12022
CRTALAK CorpA Af; 3]5] 203 2
Q.
26
2\
, a\
L =
| Coruyollordes | 23 3115 \2022
Gooard naldes | 23 2| e\g092




e Reference = 22/313306/ Greatconnell SHD Newbridge

Developer = Aston — lelted

e \We The Undersigned Object To The Above Developmentas
Per Our Submission. .

Name ’Addres§ | Date
mama Q . é\fﬂm\%w\ﬁmﬂ L [6faz
oirs 5/:1//%@ (rreals € 2oy e A 135 /22
mu./{ MM Oxruu\’ unm// '3 )OL ’ll .
Ml whedgyy |55 Wl ey | | 3, /o620
JM Jm SfU%J@ZﬂzL’Ao/( / J/Q 6/22,
f_@& &%M 32 //g/ﬁ‘aﬁq g@,@,c /5/6/07;2
v@z)&szsﬂw ~>J<J P31 /ngéégzé Y b | 43 /E/ 7 2
LARDOL Houdu If welledewy e (5/6/22

’éQC(L\‘ \J@e N5 P welly @\g/h {\ang

/z }( Lo, |18 12 flonks— 1G22 2
N/ ot i

4 /'/ /“ 10 _vuMec /oj L/LAM ( (( / (/ (ol Y

.umu%JAMﬂ' 2 wiMe aley LYl [ 2022

( \W/OQ[QOJL

gu\() (=5 ’hrs u\_AJ\th

53 \Wde\ Qg\eu\ lann

- \Sloblwzz.

\
i:,;l’)lu(“o\ SHA VA

(ol Waies (w) A

isloe|zo 22

\ - -
oR6E (oakan

64 Wd\u\eg e

is [0 [20722




e Reference = 22/313306/ Greatconnell SHD Newbridge

Developer = Aston — anlted

e We The Undersigned Object To The Above Developmentas

Per Our Submission.
Name Address Date
// X
b /6 /2622,
19 eues el Mo T
Mt Lase CACUT (ounETL g

J_/ VAR 7/ /.r)v/:/,/-)

o AN

U

Comine M brnsd, | B Z % o 8/ 6/ 101
Woe Wely &\Q\wﬁ&&s\a b]b\ 2009
%\r’\\ve/\ \K\-QQQ«‘{ E‘Lﬁ“ﬂf“&iﬂf“ o Lb 'Q {’Zng

/ wzm e (L B it P

%Amo\ Qe [0 Weltdoq [y | (o /0/TONY

e~

%\\W“‘(‘A JQ\9‘\«\.0

' LL{. \\wﬂ—“‘q\) {‘Y;\/\ by

o £/ Dy

Moty W ,\d\/w’\w

/2/:1 (,-\bt/\—e(.'/l,c { Ma/\ N

. \
oo lols| Zoz2

C/—/\Quaﬁr\ %%‘LJQJM»} V\w( é/wv/?&?

/ﬂ@\o‘x&:j e |Ao Hetiestey aoe| |6 (9032
T Wt 1 e fhis [ OB

f)a'ﬁaa-l'ﬁ D/go\& 10 W{Meadq\ L“/mwf //“" /é/QQ

‘74 oNad 7/ //éi) {(

/O L\)e 0(/SZJI /kof

Y
r/




e Reference = 22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limited

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date
f2ra0  Qra_- 6$J&41£hj(}(~(31/5-uzz,.
Srepie  Conths =3 L)o“aa\e-‘ )"\LM/ -5 2482
| S gamof g1 p M L% WV”I}Z';MMM Y/ 102
ﬂm&/ﬁe én{y b7 wellesleyy Mans 0'/06 [zo2z
e Forbes by o/ o [2222>
’Zjdre Sulltvagn 6l 01/0(«./2.02-2_
Ohaion Deodil | eo ol | 06 |2080.
WL AR —) 54'(//(/%'14‘% 2'/(/291"1
5% 3\\?\ HD 2P
5% Wallojer flowe- 31\9| ooa
5} Loebhetmame | 31 /S /AR
Sbu.eue)(ﬂ-;l ot 3!'5!1071 _
56 Lw,Ue;(egL wovod 31§ /2022
55 Dﬂ/&ﬂf?j Nowee | 35 22—
" ,e v 3/ -5 2%




e Reference = 22/313306/ Greatconnell SHD Newbridge

Developer = Aston — Limfted

e We The Undersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date
Renc:s (oetune | Bl wellesley MoncR | Si-MaY 2022,
Hags SQucnder |75 L oc | | ~dune - 9092
Dn‘(«m Quucles |75 Uedls 0| 1-6- 2022
) mu&%&m 6o, \uloll %M |-6- 2072
U s
KooK, a1 52 Wetasles Mased 1 -b. D027
AL ZLLA |52 cnlosky M /¢ 2022
Vilerie W ¥ | lglon wtoner | 1L 2022
Ngesh kooisha %'wallmm maror | (5/6/z0ct
Bl Kinsells 41 f/\)enc&ftq. Heror R
Eamond ﬂouostr7 2h wellesty Hanen | 15/6/2020
D_u,m_@@am QQ\M@&J\ s QI V) /(2[90%1
Corg, Codikh |99 Wellplog Navap 18 le | 2042
z’m.;p Conq 79 (e zcn VIden. Q//é /ZDLZ,
Cl@c) Zs olle % \/\U’/u)/g mﬂ)’mﬂ (7(7 / i ’D><7




® Referene

Developer Aston — lelted

e= 22/313306/ Greatconnell SHD Newbridge

e We TheAUndersigned Object To The Above Developmentas
Per Our Submission.

Name Address Date

ot Boc, ] e, AN s ary Heol 6 ) =
P A 4, welthia, ./ /a/; /W
Qﬁacémo’@am W/ Nel les/:;“an /é///g;//pzaz >

Giean DGaag

% \\Q(}@b &\\ Qﬁuﬁ__

o (| "gﬁ

ﬁ'\:‘bé

SCL;S Bezz.
‘ L) 'S I Qo 72

— Yokoy ‘\‘&MLQ \&

u«//\/\ ~117 MLl'&lcq Mane®

f6fob| 2022

| 4%( ub) C M\M

20 wﬁﬁf&(_dad whasod

i, | ogl 2:2.2




