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ArEng Consulting Ltd. Brooklands, Barrettstown Road, Newbridge, Co. Kildare 087 6048115 john@areng.ie

PLANNING APPEAL (lstParty)

Appellant : Neal Farrell of Gerry Farrell Joinery

Address : “Blackberry Lodge” Mutton Lane, Tibradden, Dublin 16 D16NY76

Agent : John Loney MRIAI ArEng Consulting Ltd.
( Address: Brooklands, Barrettstown Road, Newbridge, Co. Kildare

Address for correspondence : John Loney MRIAI
ArEng Consulting Ltd .
Brooklands
Barrettstown Road
Newbridge
Co. Kildare
W1 2C625

€,?:a.uu’ 1\@.oo J’
Thursday 1 st October 2026

Dun Laoghaire Rathdown

D26A / 0190 / WEB

04.09.2026

AN C
LDG

3 0 SEP 2026

Fee:€ 1 TOO type,
Time By

Inside Four week period end:

Local Authority :

Planning Reference No.

Decision Date:

DEVELOPMENT:

Planning permission for:

Change of use permission from commercial use back to residential use for single

storey cottage and permission to extend over and to the rear of cottage to create a 2

storey dwelling unit.

1 1 1+ . 1 F c

(





PLANNING APPLICATION FORM
44)

beforeformPlease read directions and documentation requirements at back of
lied for rnLIst becompletion. All questions relevant to the proposal being app

77/_answered. Non relevant questions: Please mark n/a,

PLANNING APPLICATION FORM (Part 1)

1. Name of Relevant Planning Authority: DOn-Laoghaire Rathdown County
Council

2. Location of Development
(

Postal Address or Townland or Location
(as may best identify the land or
structure in question)

Blackberry Lodge Mutton
Lane Tibradden D16NY76

Ordnance SuIvey Map Ref No (and the
Grid Reference where available)

DN025
IGrid Eastings: 714,019
IGrid Northings: 724,271

3. Type of planning permission (please tick appropriate box):

[X] Permission

[ ] Permission for retention

[ ] Outline Permission

[ ] Permission consequent on Grant of Outline Permission

4. Where planning permission is consequent on grant of outline
permISSIon :

Outline Permission Register Reference Number:

Date of Grant of Outline Permission:

5. Applicant 2

(

Name(s) Neal Farrell

Contact details of Applicant to be
supplied at Question 23





6. Where Applicant is a Company (registered under the Companies Acts):

Name(s) of company director(s)
Registered Address (of company)

Company Registration No

7. Person/Agent acting on behalf of the Applicant (if any):

Name lohn Loney
Address to be supplied at the end of this
form. (Question 24)

8. Person responsible for preparation of Drawings and Plans: 3& 16

(

Name

Firm/Company
}ohn Loney
r

9. Description of Proposed Development:

Change of use permission from
commercial use back to residential use
lfor single storey cottage and permission
Ito extend over and to the rear of cottage
to create a 2 storey dwelling unit

Brief description of nature and extent of
development 4

10. Legal Interest of Applicant in the Land or Structure:

A. Owner X
Please tick appropriate box to

ilgra:5PJ}c£tT:;tLerTl interest in +
IB, Occupier

(

Where legal interest is 'Other’,
please expand further on your
interest in the land or structure.

If you are not the legal owner,
please state the name of the
owner and supply a letter from
the owner of consent to make
the application as listed in the
accompanying documentation.

11. Site Area:

r no





12. Where the application relates to a building or buildings:

13. In the case of mixed development (e.g. residential, commercial,
industrial, etc), please provide breakdown of the different classes of
development and breakdown of the gross floor area of each class of

( development:

Class of Development IGross floor area in sq m

14. In the case of residential development please provide the following,

(a) Breakdown of residential mix:

Number of 1 Bed 12 Bed 13 Bed

rd rd
rd rd rd

0rd
(

Houses

Apartments
Number of car
parking spaces
to be provided

ro

ITotal: 0

15. Where the application refers to a material change of use of any land or
structure or the retention of such a material change of use:

Existing use 6 (or previous use where
retention permission is sought)
Proposed use (or use it is proposed to
retain )
Nature and extent of any such proposed
use (or use it is proposed to retain)

jo#ice / storage

residential returning to original use

residintial use





16. Social and Affordable Housing

Please tick appropriate IYes
Is the application an application for
permission for development to which Part
V of the Planning and Development Act
2000, as amended, applies? 7
If the answer to the above question is
“yes" and the development is not exempt
(see below), you must provide, as part of
your application, details as to how you
propose to comply with section 96 of Part
V of the Act including, for example, (i)
details of such part or parts of the land
which is subject to the application for
permission or is or are specified by the
Part V agreement, or houses situated on
such aforementioned land or elsewhere in
the planning authority’s functional area
proposed to be transferred to the
planning authority, or details of houses
situated on such aforementioned land or
elsewhere in the planning authority’s
functional area proposed to be leased to
the planning authority, or details of any
combination of the foregoing, and (ii)
details of the calculations and
methodology for calculating values of
land, site costs, normal construction and
development costs and profit on those
costs and other related costs such as an
appropriate share of any common
development works as required to comply
with the provisions in Part V of the Act."
(iii) if the answer to the above question is
"yes" but you consider that paragraph (j)
of Section 96(3) would be applicable,
evidence of when site was purchased
should be submitted.

,No

X

(

(





If the answer to the above question is
“yes” but you consider the development
to be exempt by virtue of section 97 of
the Planning and Development Act 2000,
as amended 8 , a copy of the Certificate ofl
Exemption under section 97 must be
submitted (or, where an application for a
certificate of exemption has been made

PhU£ : i : I :CO£ Lent Sb:OeS dd : :i : : : in: # : B I O f a S i t i S a S i n g Ie domestic unit

If the answer to the above question is
“no” by virtue of section 96(13) of the
Planning and Development Act 2000, as
amended 9 , details indicating the basis
on which section 96(13) is considered to
apply to the development should be
submitted .

(





17. Development Details

Please tick appropriate IYes
Does the proposed development consist
of work to a protected structure and/or its I
curtilage or proposed protected structure
and/or its curtilage?

Does the proposed development consist
of work to the exterior of a structure
which is located within an architectural
conservation area (ACA)?

Does the application relate to
development which affects or is close to a
monument or place recorded under
lsection 12 of the National Monuments
IActs 1930-2004 10

Does the proposed development require
the preparation of an Environmental
Impact Statement 11?

Does the application relate to work within
or close to a European Site or a Natural
Heritage Area12?

Does the application relate to a
development which comprises or is for
the purposes of an activity requiring a
licence from the Environmental
Protection Agency other than a waste
licence?

C

development which comprises or is for
the purposes of an activity requiring a
waste licence?

Do the Major Accident Regulations apply
to the proposed development?

Does the application relate to a
development in a Strategic Development
Zone?

Does the proposed development involve
the demolition of any structure?

No

X

X

(

(

X

X

18. Site History

Details regarding site history (if known)





Has the site in question ever, to your knowledge, been flooded?
Yes [ ] No [X]
If yes, please give details e.g. year, extent:
Are you aware of previous uses of the site e.g. dumping or quarryiilg?
Yes [ ] No [X]
If yes, please give details:
Are you aware of any valid planning applications previously maden
respect of this land/structure?
Yes [ ] No [X]
If yes, please state planning reference number(s) and the date(s) of receipt of the
planning application(s) by the planning authority if known:

Reference No. :
Reference No. :
Reference No. :
Reference No. :

Date:

Date:

Date:

Date:
(

If a valid planning application has been made in respect of this land or structure in
the 6 months prior to the submission of this application, then the site notice must be
on a yellow background in accordance with Article 19(4) of the Planning and
Development Regulations 2001, as amended.

Is the site of the proposal subject to a current appeal to An Coimisian
Plean61a in respect of a similar development 13 ?
o
An CoimisiCln Pleanila Reference No.: .

19. Pre-application Consultation

Has a pre-application consultation taken place in relation to the proposed
development " ?
Yes [ ] No [X]
If yes, please give details

Reference No. (if any)

Date(s) of consultation

Persons involved





20. Services

Proposed Source of Water Supply
Please indicate whether existing or new:

Existing [X]
New [ ]
Not Applicable [ ]

Public Mains [X]
Group Water Scheme [ ]
Private Well [ ]
Other (please specify) [ ]

' IName of Group Water Scheme (where applicable)

Proposed Wastewater Management/Treatment
Please indicate whether existing or new:

(
Existing [X]
New [ ]
Not Applicable [ ]

Public Sewer [ ]
Conventional septic tank system [ ]
Other on-site treatment system (Please specify) [X]

The existing waste water treatment system caters for the Gerry Farrell Joinery the
Cafe and the Blackberry Lodge





Proposed Surface Water Disposal
Public Sewer/Drain [ ]
Soakpit [X]
Watercourse [ ]
Other (Please specify) [ ]
Not Applicable [ ]

21. Details of Public Notice

Approved newspaper in which notice was
published

Date of publication
Date on which site notice was erected 17

Dublin Gazette

26-02-2026

26-02-2026

22. Application Fee

Fee Payable 18
Basis of Calculation

65.00
1 no. house

I hereby declare that, to the best of my knowledge and belief, the information given
in this form is correct and accurate and fully compliant with the Planning &
Development Acts 2000, as amended, and the Regulations made there under: Where
an application is made in electronic form with the consent of the Planning Authority
under article 22(3) of the Principal Regulations valid login credentials will replace the
need for a signature and satisfy the declaration.

( To be signed by applicant(s) or agent where applicable.
Applicant (where more
than one applicant is

named),
Applicant Agent

Signature
Print Name

Date





Site Location Map
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SITE NOTICE

1/ eg
intend to apply for (tick as appropriate)

#Permission
[] Retention Permission
[] Outline permission
Fl Permission consequent on the
LJ Grant of Outline Permission (Reg.

Ref. : )

for development at this site: CLACB%_BI LODge

bAtH?oN L)+e, nRADCEN co.nw/All
DIG b3Y76

The development will consist / consists of :

(Hehe Of tae %QrxtestoN
use ee,eg To elnus-ri AL/ Le 'roe 91AUL£ SIan
c'c,f7Aa'€ +„JO a€RrKr551QN TootqQ,in ova<
/WO lb qaa FaM OF ccfTIAeL€ Tc>c+anKIE A
aero@>' £nl€Lb/hER LiAIrT.
The planning- application may be inspected or purchased for a fee not
exceeding a reasonable cost of making a copy, at the offices of the
Planning Authority, Marine Road, Dan Laoghaire, Co. Dublin, during
its public opening hours of Monday to Friday from 10:C)Dam to
4 :c)apm

a

(

A submission or observation in relation to the application may be
made in writing to the Planning Authority, on payment of a fee of
e20 within 5 weeks of receipt of the application by the Planning
Authority and such submissions or observations will be considered by
the Planning Authority in making a decision on the application. The
Planning Authority may grant permission subject to or without

permISSIon .conditio

Signed

efuse7to grant

a%
a

as abpropriate)

(if Agent give address)

e#UA£TqK/e>$1 RD.

kIeVlb<K:C
CH.ki,/IAea kJIZ<=626

% .Q2 J2oZ£,Date of erection of site notice:





DUBLIN GAZETTE
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('01 \l\ (- III \{'ll

Wc. \lark-1)\ B\rnc antI \lcFt lan (irnp dn intrntl tII appl\ IIK
PlannIng IJennI\\nln tIll JncltnwIunt d1 1 ('hurch kIt.Id

:;lcndFcdr} ('I. 1)uhlllr llrc dc\clrtpnwnl WIltl+Jll \ hra'I

III Itv rin\cr\P+n ol the exlyIng ,IIltE Ill
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Autthlrrt\ alta \neIl Ir tlh\cr\itlt4r\ WIll tv
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We ('tlnru nIkI Itltd \lc\cIFh rtl 4: \\hltctx,IIII RrldtJ
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tI\(; \I. ( 01 \ 1 \ ( III \( II
tIN ( i . tI, ( '( )1 \ 1 \ t '( II N( ' II

Wc Jr,hn B.Irt„n antI lldtrr,'la \turmutn Intend II) drIll\ Itv
pIJnnlnF pcrnll,,Itn. hv dc\rhqvrx'nl d1 tIll\ \ItC iII : I
Il,1,kIn (•utluFc\. ('lltFludn. Surrrt}\.('rr I)UtlIIII KItT ,'\qPX
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III IIu \Ilk' III Itv tlwcltlnF dlltl new nnt ptrttllc FIx I'ldr}nIng
,\lrplw;ltlrtn nbl\ h' In\r\\lt•ll llr lwrchd'+xI ,it .I Itv nH
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,laIr tH IC,rIFt h\ I'l,IF31 ( IbuIlt\ ( lurk II ttl IIu .'\rnII,.IlIInI.
.Ind ,rICh \uh IIII\,HIt’\ err IIb\crt,RUIn\ \\ III t\• trtn\lrJ\.'rtxl h\
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,UhjL•Ct III IV W 1ll11)ut Ltlndllnrlr\. III IIU) rclubc tII prJnt

FermI,,it,n , SIFncd Jt,hn II,Im+n ,tn,I l\rlrll I,I \l,rnnnln

I. s\ I\ Id 1 ,,\. lnlcntl ttl jprl) III I'rnFrl ('I+unI) ( 'I IuntIl. IIV
rclrnll„n }\•rnII\\IIn III rttnln: tlr\t tltw\r r\ten\n\n III \IdC IiI
hta,r Bn,Old nt.tv 1,'naa'. I,tucr Fntuntl ntBV Bard Fr ;Ind
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tIkI III in,rhrnF d bIp\ bIt thc \ 'I IIt r\ 1'1 tIN I'l.lntllnF .\utl111rlt)
tlunnF 11, putIlk lqunrnF hlqrr, \ .uhtnl\'n+I IIt thqn4tirrn
In Ict,111,in Ill the .lppltcdlnql Ind) tv nI.hI,' in urrlln!' tIt thc
lndnnl11.= AutIBlrlt\ tIll In}nRnl trl tht' lqr~L-III\'d ttC. f :It
WIthIn the rVrBXJ tIl i nuI\ N$:nnlnF Itn itv date tH RTCIP
b) lhc dulhllrll} ltl lhc lppllttrth'n . in41 \U' h \uIlmt\\lINl\ tV
161,cr\u111tn\ n 111 bc CIm\rdtTCd b) the liIJnnlnF .’\ulhtrnt} in
muklnu iI llc, I,nln ,ItI ltrc dppllc.IItt)rI Ihc PlinnlnF Aullhvll}
nIa\ t'ranI IYrlnl\,kIn \uh In’I in tv B llhr }ul cl lntllln'n\. llr Ini)
rt•Iu w III FraII Ix•nnI ,\n m S IF nt\I \tJrl hell)
uuu lnLcll\ it

bt '\ ip \tRill tIRE R \'FlllXt\\ \('ot'\l\ ('b1 \ I'll

I. Neal I',lrrcll xvI (-llanl:( III II\r r\'rllll\\hm flrWII
ttwrllrrnl.11 uw t\ICL tIt rr\klrntl,II uv IIrr \rnFlt \IIlle)
,ntl,IFC drIll lxnnl\\IIIn III c\lend II\cr alhl trl ItV rE,ir III
tINt,IPC to cleaR u : quIt) ducllrnF urtlt uII ,it pnr}xn) known
,1\ lllircLt\'rr\ I.nIpc. \lutttrn LIrr. llhr.rJdcn ( II IhIt+IIn

liIAN\'76 '1 tv 1)1,InnIng dpplk,ttltwt nuI) tv In\rvc-led I#

rwFtha\al hv .I lee III He\t ceIIIng .I reay InaNe ,Ihl t+1 m.It inF
,I cIIP) , al IIu tltllcc\ of thc PlannlnF \lllhorlt) . Ntunnt' RnHl.
I)tIll l'urtFh.IIrr. (-11 IJuhl ll. tlurrnF lt\ pUbIIC lqvrunF ItIInI\
tIl \ItInd,I) tI1l'IIII,1\ Irtqn III IHI,Im ItIJtNrl+In ,\ \uhnrl\\wIn
tlr t+i\cr\atnut in IcI.lltlwt tII the dpptrc,rlltol rn.I\ tV nhkIc in
\bIlIIng tII the l’l,rnnrnF .\utlxvlt\ . tIll p.r\ rIlrnl rtl d Ict 1)! ( :It
wllllln q +uk\ IIt receIpt III Itv apI$uatlln h\ the l>lanulnF
Autltrvrlv and WIth \ul.IIII\\nm\ tlr tIll\cr\dlhrn\ WIll tv
ton\ldt•luI b) IIb I'lunnlnF .\uttyvrt\ in nukrnF d dtVI\It in on
lbc appl

+N I

1184 \

46 i-

SO( TII 1)1'111.1\
('ot \-r\' ('01 \ I'll

} 1 \( ; \ I ('t )1 \ 1 \ \( II
St)( III 1)1'HI l\

('01 \l \ { 01 \ I'll.

\\ c l{uFh ard K,llc tl'lXtnrvll. \cel plannIng r\•nUI'\Itn hw
attIC (II1)\CI\IIIO tIlt tIll\t\t Itt \ t Rctrht\c t)ulb Ir lllp rthtl Jrxl
b,rnqrrttl pubIc wall tII rIdge tII \IdC III jvl4xrt) . Bl C'Inl'strut
new dtvlrrc.I p Indy+ III nar u ilh WIlIIe Intent,II nllxllllt,ltrtn\
dll =t \,t :II IX•„•rttd\cn \\cnut'. llunt\II.urt. DubIIn
nISI(Hl S ThI\ d{TIlt JIMtn ryu) tv In\txt tell III pun h,I'K\J it
,1 Icc ntH c\cceJrnF tIle rr,lqlrJhlr t \ht 1\f rndklnF d clp} II
the Ill lice\ IIl lhc l’ldnnlnF ,\uthl +I IIt durIng II\ put\IIL lqxnlnF

rhyl \lltntla) III trIll.I\ \ \tlbntl\\tlul ttlIII)Un III IN 11
,tb.fr\dlhrn Irl I,.1,1111111 tII Ill,• djtrqrt,rtlltn nl.I\ tv III,IdC III
urltrnF thc PldnnlnF Aut II,WIt) Itn 1\r}lrx•nt ,tI the IVc\cIlt\\I
lee WIthIn the pcrrtxJ IIl S Arch\. tvFlnnlnF tIn the date III

dlttl \rKllb) tIlt ,\uttwqlt) Itt fIx
ulll lv h\111

lnilnnllIF Authlrrll} III in,lklnF d th\ I'rjln IIII itV dI+PlILathrn

U lnl,blttr llltcrndlnuI,II I .Id lntclxI t.I aITI\ Itlr PlannlnF
PaIntl\,ltln I,v dc\cjqtplltcrll dI \\r.I \ldrLCI. Men}ucll
IIu,lnt-\, Pal . Ball\nhunt }{1 b,III I ttw,'r €'rr I)uhlln Iht
llc\cltljHlx'nt tlrlnrHjq'b .in NI \' cIt'ctlltul upFrrtIc IIb vr\c thc
r\t\tIng th'IIII \ Ihc uta\ WIll clin\I\1 III ttx• tltn\truclltw1 IH

lu,I vlyJralc clcclrlcul bUIldIng blnulur\-\. I ) IIt bt \'tlhdFC
SWItCh n8,nI cIIn,,I,IIng IIt the ('lrcnl\ I rIn\tlvnh•r nq)in antI
,I rica 1 \ Su rIch rlhtnr Iwa.tIrIng SIPJSln \ + INlhII \ \lltn
hIgh. SIngle ,,IIlle\ . h\ JICa tIt the cd\t III ,Intl ,rdHuntnp thr
t\1,aInF 1,h IIII\ : t FSB LIrr Irl, ,II \ubUdtnul t ItIl\lbtlny IIt IIK
LSB StIIT\14111111 .Ind tIle C'llrlll\ \lcdlulu \ ltll•lil Su tILl1 11 ). 1111

ntt'd\urIng KIF)SIn \ { ';XI}In \ IINn hlj•h. \Ingle \lorry
ItV,IICd IIt ItV C,I\I IIt IhC C\l\tIII= Idl tIII) 11l’th '.tIuttun\ WIII
tv ,,tdndulnrv und ,rtnbtruclctl u ItIl J I Snlnl ,d\ II) hllxLullrk
1 h c\tcrnal llnl\h urll tx leIlalUll 14 fltht-lUIS,' \UIt,rbI\

rin1 blvd nIJqlnr\ in ,I neutral ttrllrur IIv l\qrl\ u III tV
tt,r1,,lructcd 111 rclnl,,n\.d ,,tn,'n'lr llv FSB Lk\'trlctl
,,ulru,lIHln B 111 ,kt11rulnlhl,llc lhfll Xl\ \u ltLhCt•UI 41114

cqurprltcnl nr,cs.,Ir) III llpFr,I,it ,Intl rt'llltftrcc thc (\I\tIng
cIt\'lrll II\ \ul+pI\ I,I t.k'lllIJtC ItU tlvrdllrql IIl d 11111\t\cd
r\Ian\11)n .mIl th. \ctltnd nlllnl WIll IHHl\\• thc ('ln'nt\ \I\
,uIIthI:car unIt \I\’ IIbctrl Itv 1 \ nyurl WIll th luV
d\u\'IaIN Itlu \llltdFC dt,trthutulrt cqulrvTvnl dnI the
tran\llvrncr rbhtnl WIll hou..c lhc ('llc•nt\ \t\ I.\' hIll K\ \

triln,llvllr,•r nII tb'\rllVinrcnt l\ dntlllar\ Ill -rnII ralulrrtl to
,upn#1 the pnbrwnk\I c\ten,BIll it) lhc c\r\IInE I',Ib-ilil) All
d,UK IJtCtI work\. ltNIUdllIF cdhllltF antI rlwuk•,tILrn\ . WIll be
contdlncd ullhln tIlt ,llc }Hqrtxjur\ Ihl\ aprIl,-all ItII nra) tv

In,IX'tIN , tr pun-h.I.cd jI J fcc nIH c\c,•t\Irnp tIrr rrdurn.rhlr
t'11,1 111 lndLlnl! d c1,p) it Th,' ,'ttl, c\ III \lulh I)uhlln t -IlIInI}
(',,unLll du1111c 11, publt, ,qknlnF hlur\ IIt IILInI'+pm. \lltn
1-11. A ,uhn11q,11)n t+1 ttbq.r\,1l11ut nt,it tv nI,BIr IIt Sl+ulh

I)uhlrn ('lwnt\ ('lqrrrt'It III urlllnF ,Ind tIll jxlynrcnt IIl Ihc
pro+ntvtl lcc leIlIHI) WIthIn the IrIna III s noeL\
h'FlllnlnF on the date tIt receIpt b) \lqtltl Ihrhllll ('lwlnl}
C, bUll, II tIl Itv dPIilK,uuul

Wc. All\t'n IrvluF inl J,IInt\ Kcntk'tl\ \cel rrlcntu)n
rX'rrnr\\IInt III retaIn dI}nrk•r ullttJtl\\ .rq-hulll tn tlqH trl

pldnnrnF rvnur\qjlu IcI SI ):+HIlt: I II nur tIl lvt4\•n}
InI)un n\ \lt4rnlulll \ ICU . 'I,I\lllr\ IaIN. RaIl\bqxJ,•n.

Rdlhtdrnh.InI. DubIIn in Tlll\ ipplILdl14+11 ind) tv In\r\•clCJ
tlr lxrrch,I+Cd al i Icc rhll c\wettIng the rc;ruHlahtc crt\t III
In akIng ,I ctI it) , at the tllltcc\ III Sttuth I)utrlln ( 'I'unI\ ( 'twnctl
tllrrrnF II\ rwhlr, ttrvnlnF h(lun I;I quIll – Jrun. MtHI. FrI . ,ukl
,1 \tlhrIrl\\rtln tlr Itn\c•naIM)n itu\ Fr in.tdc III Sllulh I)uhlrn
('tltllrty ('trunt II in unlrnx dnI tIn jtd)Incnt tIf the ltrewrltutJ
Ict lf:llrXll \\ lthln thc lxnrxl ttl S awk\ FxFlnnlnF in thc
dutt 1)1 rctclpl h\ Sl)utlt I)uhlln t'txutt\ ('tlunctl l+1 Itv
uppliC,it it #1 .

JfrR5

Dt'\ Id \CHill \IRE R/\-IIIINI\\ \
('01 \'I\ ('oI \('ll, FI\(; \I. ( '01 \T\' ( 'oI '\ I'll.

I'lunnlnF PcrntI\\nln vqrFht ttlr tull \lrtrv cxlcn\IIn ttl IIu \IdC
and real III IS IXqrr\lllc <;III\C. Hilll\ hr.bk . tIl I)uhlrn. .\-X\
\ ISI. blrnrprr\InF Y) Hui m cn&Ind III+IV c\Ian\nln. u 8th d
vI t\hl IJ IJ \q ni IiI \t 1118 +nI) I. Jnd u IIb all

Tlk• rI,InnIngii\\ix 1.It,II \llc WItII\ h\
nltpllc,llltwr iII.r\ tv IIt\Irclcd rlr jwlrrh.I\Cd .II a Icc Itt it
c\cct'tJlnF thc rc3ulnulrlc LIl\t 1)1 nwLluF d trIp\ ,it IIte tlllttc\
IIt tIN I'ldnnlnF \urhtvll\ . t-rnrnr} A.III. I)url 1,K+Fh,IiI,'

tlurlnF lt\ puhll, ltr\'nlnF lltrur\ A \uhnll\\hItt bh'-cr\iltll+n
rita} tv nude IPO pil\nwnl IIt + :II urthln u rrntkl IH S work\
Irlwn Itu tI,Itc the dppllcdllltn ucrl\cd h) lhc plannIng
itUtll+ tnt\

tIll i \lorIe.\It)re\ real

Iii;If:::'L:F::q=:=i'll;!-ii;:'bIl:<=
can b\' In,lected tv rllrt'hd.,t•tI al .I Itv IItle c\,vt•dIng the
rc,1.,1\n.lhlc bll\I tIl rr},rLlnF ,I brp\ .II the gIll-Icc\ III l-lnFdl

II,III \t.IIn StIr,'I. S\\(IIII\. ('tt('IBtnl\ ('ltllllCtl
I)uhlttl \1„II al.rr tvlu,\'n tJ ut. Iq UII'fhrttuFh I nIk hI .tIKI
,1 buhntl.,it,n Itt 1+vvr\attrwl IIt tcl,IInKI It+ the qplrc;llltur nra)
IN IIIad( in untlnF t, i l•InF,II ( Ilunt} C'ltun,'ll rIn pu} ment tIt
the psc.,rIN,I tL\• WIthIn thc rNIIlxJ IIt S ucrL\ tx-FlnnlnF 'nl
thc 11,llc t,I rrtL•IIV h) the .nllhlvl1} Il1 ttk• .lpplhdlntn





Q50 Hwads CrDa Road, Dublin 6W Fitzsinlon s Doyle
F•B '- iI!;' s.<, '-\

\+
Td: +353 O) 1 496 601 1
hr +353 P) 1 496 7018

www.Rl8xx8rfttng.Ie
emaIl:almhvafkbex)nnlttIng.b

Structural Report

On

Blackberry Lodge

Gerry Farrell Joinery Complex

Mutton Lane

Tibradden

Rathfarnham

Dublin 16

r) ?ll . / C6 70 21 JUL

,’!! I

Client:
GerTy Farrell, Ruth Farrell & Declan O'Donnell
Gerry FunU Joinery
Mutton Lane
Tibr&dden
Rathfarnbau
Dublin 16

Our ref: 19/4885
Date: June 2021

RualuBW&AaduMuhlng&IMF+Lkrw.Rll#ndhhIHdRIO Ha T3130Z

mEal IRS

JdnDQj+ arAB C=BItLC£NIBEQm8DbLPrItUn
h8iBWERaaluIB 8i&BlgDbB+0+.anal ariBDb m+bc &leiIB tOmB





e

/

Blackberry Lodge

Location

From before 1900, there were houses built on the present site location of Blackberry Lodge, part of the
complex of Gerry Farrell Joinery, Mutton Lane, Tibradden, Dublin 16. This is identified on the Ordaance
Survey Maps as Delmaine Cottage – See Ordnance Survey Map in Appendix

The complex of Gerry Farrell Joinery is contained with lands to the West and North of Mutton Lane and to
the East and South ofTibradden Lane.

(

History of Occupation

The structure provided two dwellings one which exists today as a two-storey residence occupied by the 'De
Barca' faaily.

The second dwelling was adjoining the De Buca dwelling and it was demolished in the 1970s following a
he and a single storey timber earned industrial structure erected on the site of the original house.

There are records of the 'Prosser' family having lived in the original demolished house from 1935 – See
Toms Directory Records.

Description

In the early 1970s, the existing timber earned dwelling was erected. It was a standard poIWabin timber
&amed industrial building constructed of timber &amed pods which were joined together to provide
typically temporary office accommodation or similar uses.

(

The system was also used for temporary school accommodation, health centres, Garda stations and public
use facilities.

Tbc suucture was built oR concrete block walls on strip foundations. The pods were delivered to site and
assembled onto the supporting walls.

The pods are timber &amed with timber floor joists and plywood floors. The walls are timber studded with
plywood panelling extemally and timber or plasterboard panelling internally. The roof is plwood timber on
timber joists with plasterboard ceilings. A minimum of insulation was provided to the walls and roDe

Tlle floor is not insulated. The roof is covered in a biblminous felt membrane.

In dIe case of Blackberry Lodge, the structure was secondhand and had been purchased from a Building
Developer.

The walls are rendered and painted in a masonry paint. The windows are in timber and single gland.





Building Energy Rating

A Building Energy Rating for the building is way below the -A3' rating recommended for housing.

Sustainability ofStnrcture

The lifespan of this type of unit is no more than 20 years. The existing structure ofBlackbeny Lodge is in
excess of 50 years old and the unit has long past its fUnctional and intended lifespan.

It is not an economical or sustainable solution to try to upgrade or improve this structure to meet the
requirements of a modern house to National Standards.

(

This type of structure was never nor is it intended to provide suitable residential accommodation.

The site of Blackberry Lodge is a small holding. The house has little or no private open space to the rear
and sides and the Boat garden is small and incapable of providing off street parking. It does not provide the
site area capable of meeting the National Standards for housing or the standards set out in the Dun
Laoghain-Rathdown County Council Development Plan.

In the short to medium term, it is intended to use the structure as offices and storage of equipment and tools.

This use is complimentary to the original design of the structure. The structure will tn well-maintained and
its general appearance and tidiness maintained so as to compliment the stnetscape and rural outlook of the
area

Ruth Farrell who has lived in the house for over 10 yan as Farm Manager/Adm{nis&ation Mmager of
Gerry Farrell Joinery has a need to provide proper and sustainable housing for her Family.

In parallel to this, she has a need to continue with her employment as Farm Manager/Adminisaation
Manager to Gerry Farrell Joinery and its various activities.

(

It is with this in mind that she with her father- s assistance intends to build a replacement house on the
complex site to accommodate herself, her husband and two children.

The proposed replacement house is within part of the complex of Gerry Farrell Joinery and allows Ruth the
ability to continue with her employmmt duties to the local communities and to charities using the facilities.

Change of Use Eristing Portakabin Structure

The unit has a limited lifespan and it is intended to convert it into of6ce use and storage for Gerry Farren
Joinery.

The proposed layout plans are included in the application for the Council’s approval.
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John Loney
BROOKLANDS
BARR[rrSTOWN RD
NEWBRIDGE CO. KILDARE
W12C625

01-May-2026

NOTIFICATION OF REQUEST FOR FURTHER INFORMATION
Planning & Development Act 2000, as amended

(

Order Number P/0875/26 Date of Order 01-May-2026

Register Reference Date Received 11-Mar-2026
D26A/0190/WEB

National Online Portal Reference 120000091715

Applicant:
Development:

Neal Farrell
Change of use permission from commercial use back to residential use for
single storey cottage and permission to extend over and to the rear of
cottage to create a 2 storey dwelling unit
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76

Permission
205

Location :
Site Area:
App. Type:

Dear Sir/Madam

With reference to your planning application, received on 11-Mar-2026 via the National Online
Planning Portal in connection with the above. I wish to inform you that before the application
can be considered under the Planning & Development Act 2000, as amended, the following
further information must be submitted through the Online Planning Portal.

(

Planning
1. The Applicant is requested to submit a comprehensive commentary which addresses the
requirements of Section 4.3.1.6. Policy Objective PHP23: Management of One-ofF Housing,
Section 12.3.10 One-Off Housing in the Countryside and Section 12,3.10.1. Suitable Sites of
Dan Laoghaire-Rathdown County Development Plan 2022-2028, comprising:

• Applicant’s full-time employment or their commitment to operate a full-time business from
their proposed home in a rural area.

• How their existing or proposed business contributes to and enhances rural community.

• The nature of the Applicant's employment or business being compatible with rural areas (in
order to discourage Applicants whose business is not location dependent).

• A map showing all existing family owned property and lands.

• A rationale as to why a particular site has been chose for development.
Page 1 of 4 1015 - FI request online
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• A strong justification in relation to the need for an additional dwelling in the rural area.

• A rationale clearly detailing why a family flat is not a suitable alternative.

' Documentary evidence to show how the Applicant complies with rural housing policy.

• A site suitability report in relation to waste water treatment.

2. To ascertain the feasibility of any extension/refurbishment of Blackberry Lodge, the
Applicant is requested to submit an up-to-date structural survey, carried out by an
appropriately qualified professional.

(

3. The Applicant is requested to submit scaled and labelled existing/proposed site layout plans
and clearly annotated drawings showing :

' All parts of existing structure for retention and demolition.

• Existing/proposed boundary treatments/hedgerows and vegetation.

• Area of rear private amenity space to serve the proposed dwelling, having regard to
requirements under the Sustainable Residential Development & Compact Guidelines for
Planning Authorities, 2024.

Water & Drainage - E.H.O.
4. The Applicant is requested to submit:

a) A revised site layout plan to scale (1:500), including the existing wastewater treatment
system (Treatment systems for Small communities, Business, Leisure Centres and Hotels EPA)
currently serving the Caf6, the ]oinery, the Joinery School and the subject proposal: 'Change
of use from office to residential'.

(

b) The location of the existing well serving the Joinery, the Joinery School, the Cafe and
existing dwelling must be included in the site location map.

c) Evidence of a potable water supply to serve proposed residential dwelling. Evidence must
include a bacteriological and chemical examination in accordance with European Communities
Drinking Water regulations 2023.

d) A plan to scale (1:500) showing the position of neighbouring dwellings waste water
treatment systems (including percolation areas). Please also specify on this plan the position
of any wells serving these dwellings. .

Advisory note :
The parent approval (D17A/0469) for Gerry Farrell Joinery works and Caf6 is for 'Treatment
systems for Small communities, Business, Leisure Centres and Hotels 1999’ EPA.

The application should be referred to Drainage Engineer in Dun Laoghaire Rathdown Water
and Drainage Services Dept. EHO's are only contracted to make recommendations on the
2021, EPA Code of Practice for Domestic Wastewater Treatment Systems (PE $ 10).

Page 2 of 4 1015 - FI request online
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The applicant is advised that in order to ascertain whether it is necessary for the Further
Information/Clarification of Further Information to be re-advertised by way of new public notices
(i.e. site notice & newspaper notice), the complete Further Information/Clarification of
Further Information response must, be uploaded through the National Online Planning
Portal for viewing by the Planning Case Officer. In the event of it being considered that
new public notices are required, the applicant will be advised accordingly.

In the event that new public notices are required, a notice should be placed in an
approved newspaper and a site notice should be erected on the site. A copy of these
public notices should then be submitted through the National Online Planning Portal. The Further
Information/Clarification of Further Information will then be registered at the date Qf receipt
of the new notices by the Plonninq Authority.

(

Under Article 33 (3) of the Planning and Development Regulations 2001 - 2012, where a
requirement for Further Information is not complied with, the planning application shall be
declared to be wilhdrawn after the period of 6 months from the date of the requirement for
initial further information or evidence has elapsed or such additional period, not exceeding
3 months as may be agreed by the planning authority.

Applicants wishing to extend the timeframe for submission of Further Information as
per Article 33 (3) of the Planning and Development Regulations 2001 - 2012, should
contact the case officer prior to the expiration of the 6 month time limit.

In accordance with Article 35 (1) (a) of the Planning and Development Regulations 2001 - 2012,
if the Planning Authority considers that the Further Information received contains significant
additional data, the applicant will be required to publish a notice in an approved newspaper.
Any such notice must be marked "Further Information" or "Revised Plans" as appropriate,and
must meet the requirements of Article 35 (1) (a) of the aforementioned regulations. The notice
should state that the period in which submissions or observations in relation to the further
information may be made in writing to the Planning Authority shall be not later than twQ weeks
from receipt of the newspaper notice and site notice by the planning authority. For further
detail, please see attached sheet.

( In accordance with Article 35 (2), in these instances where the applicant is required to publish
a new newspaper notice, the Planning Authority also requires that the applicant erect a new Site
Notice indicating that further information or revised plans are to be submitted.

Please note that, in accordance with Section 251 of the Planning and Development Act 2000, as
amended, "where calculating any appropriate period or other time limit referred to in this Act or
in any regulations made under this Act, the period between the 24th Day of December and
the first day of January, both days inclusive, shall be disregarded".

Yours faithfully

Sharaw?epparcl

for Senior Executive Officer

Page 3 of 4 1015 - FI request online
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PUBLIC NOTICES FOR FURTHER INFORMATION

In accordance with Article 35(1)(a) of the Planning and Development Regulations 2001 - 2012,
where a Planning Authority requires an applicant to publish a notice in an approved newspaper,
in relation to Further Information or Revised Plans, the notice shall contain as a heading the
name of the Planning Authority rnarked " Further Information" or "Revised Plans", as appropriate,
and shall state:-

>

>

>

>

Name of the Applicant
Location, townland or postal address of the land or structure to which the application
relates (as may be appropriate)
The Reference Number of the application on the register
That significant further information or revised plans, as appropriate, in relation to the
application has/have been furnished to the Planning Authority, and is/are available for
inspection or purchase at a fee not exceeding the reasonable cost of making a copy, at
the offices of the Authority during its public opening hours
That a submission or observation in relation to the further information or revised plans
may be made in writing to the Planning Authority on payment of the prescribed fee not
later than 2 weeks of receipt of the newspaper notice and site notice by the Planning
Authority .

(

>

In the case of a planning application accompanied by an Environmental Impact Statement the
period for receipt of such notices is 5 weeks.

In accordance with Article 35(2) of the aforementioned Regulations, where a Planning Authority
considers that the notice published in accordance with sub-article (1)(a) and 1(b) does not
adequately inform the public, the Authority may require the applicant to give such further notices
in such a manner and in such terms as the Authority may specify.

( Please note that the four week period for determination of the application shall run from the
date of receipt of the public notices by the planning authority.
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D26A/0190/WEB

Applicant:
Development:

Neal Farrell
Change of use permission from commercial use back to residential use for
single storey cottage and permission to extend over and to the rear of
cottage to create a 2 storey dwelling unit
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76

Permission
205

(

Location :
Site Area:
App. Type:

Dear Sir/Madam
In response to your letter requesting further information dated lst May 2026

• Applicant's full-time employment or their commitment to operate a full-time
business from their proposed home in a rural area.

1

Please find attached Ernployment details for Applicant (Neal Farrell) from 2014-2025 stating
that he is employed by Gerard Farrell in the Joinery workshop.

• How their existing business contributes to and enhances rural community.

( The Existing Business’s under the "Gerry Farrell Joinery" umbrella contributes to and
enhances the rural community by the services it provides from the Community Farm
(Horses Donkeys Lamas ducks geese) the Hazel House Caf6 all run by Ruth Farrell as a
business for the community. Neal with his Father Gerry run The Tibradden Craft Workshop
(Part of Gerry Farrell Joinery) where the Wagon Project" was born. This Initiative promoted
by the HSE is an ongoing training programme for the traveller community in reviving the old
skills of building Traveller Wagons. Please see attached brochure showing the skills and the
various stages of the construction of a Traditional Horse Drawn Traveller Wagon all of which
feature the Tibradden Craft Workshop and the surrounding open spaces.
The exIsting businesses contributes to the local community by employment from the Joinery
to the caf6 and of course animal management. The aforementioned activities could not take
place anywhere else because of the venue and the dedication of Neal and Gerry Farrell and
its well established location under the " Gerry Farrell Joinery" umbrella. The local community
avail of the caf6 and being able to bring small children to see up close the various animals of
which the horses are needed to assist with the wagon making.
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• The nature of the Applicant's employment or business being compatible with rural
areas (in order to discourage Applicants whose business is not locatIon dependent).

The Existing Business "Gerry Farrell Joinery" with the Horse and Donkey sanctuary the Caf6
the Tibradden craft workshop activities work collectively to create a great country experience
close to urban areas. the Caf6 works for those visiting the farm /sanctuary and those training
in the workshop. The workshop caf6 and all buildings are all old structures re-imagined by
the Farrells on the property.

(

• A map showing all existing family owned property and lands.

Please Hnd map ref NF 01 1 :2500 showing the extent of the Farrell property outlined in Blue

' A rationale as to why a particular site has been chose for development.

This is not a site. The Prosser Family lived in the original house for generations (Toms
directory) and we believe up until 1970 when the original building was demolished following
on from a fire. This pre-fab building which was second hand at the time (see report and
drawings by Fitzsimons Doyle and Associates ) was erected on an elevated concrete plinth.
The front entrance railings and gate of wrought iron and granite date back over 100 years
with the "Blackberry Lodge" in some shape or form always being behind the original entrance
fagade. This particular site/property has been chosen because it is an obvious developed site
which the "Blackberry Lodge" currently has a change of use from domestic to commercial use
as part of previous occupants Ruth Farrells new Development on Tibradden Lane.

(

• A strong justification in relation to the need for an additional dwelling in the rural
area
This existing dwelling/storage unit should not be considered as an additional dwelling in the
rural area as "Blackberry Lodge” exists and is in every day use by Neal. There is Electricity
MPRN (which was never turned off at any point) and there is water from the private well
which serves all the activities on the site. Neal uses Blackberry Lodge as a canteen and the
storage of filed documentation,
The Justification for a need for a dwelling is that Neal lives with his father in Firhouse but
spends all his time in the Joinery and the craft workshop. He also teaches ukelele to groups
n the evening in the loft over the craft workshop. Neal is in need of housing and currently
spends all his time in the joinery and workshop. We are aware that this Unit Blackberry lodge
has current commercial status although used for canteen and filing.
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• A rationale clearly detailing why a family flat is not a suitable alternative.

In its current format Blackberry Lodge is not unlike a Family flat as it operates on a single
floor it has 1 small bedroom and a second suitable for a small child. It is however detached.
There is no other residential property on the site to attach a Family flat to ?

• Documentary evidence to show how the Applicant complies with rural housing
policy .

(
We believe that it is unusual request for any Local Authority to require cornpliance with the
Rural Housing Policy for an applicant who seeks only to up-grade an existIng house
"Blackberry Lodge" that has been in the Farrell ownership since 2005. Neal has lived with his
Father Gerry in Firhouse. Gerry Farrell Joinery was based in Inchicore Dublin pre 2005. This
business had to get out of Inchicore when residential development pressure came and hence
the move to Mutton Lane. Schools birth certs etc for Neal will all relate to Firhouse D24. The
c 12 year rule is generally used as a specified period of time within the RH policies and Neal
has been on this site / property for 21 years.

• A site suitability report in relatIon to waste water treatment.

Molloy Environmental Services installed the existing waste water treatment system and
percolation area. This P16 system is now in position for 20 years and is working to everyone’s
satisfaction. The site Characterisation and Site suitability reports requested would have been
completed and submitted to the Environmental Department of the Local Authority prior to
installation 20 years ago as they are existing services. Please find attached Maintenance
contract agreements and recent Installation Commissioning and Maintenance Control sheet
30.06.2026 from Molloy Environmental Services.

(

2. To ascertain the feasibility of any extension/ refurbishment of Blackberry
Lodge, the Applicant is requested to submit an up-to-date structural survey, carried
out by an appropriately qualified professional.

There is a recent report carried out by an appropriately qualified person namely John Doyle
C.Eng MIEI of Fitzsimons Doyle and Associates in June 2021. The title of this document is
"Pre-fab report" and this report was lodged with DLR on 21st July 2021 as part of Ruth Farrells
planning application for a separate House. Ruth Farrell together with husband and 3 small
children were living in the Lodge at the time. The Writer states that "it is not an economical or
sustainable solution to try and up-grade or improve this structure to meet the requirements of
a modern house to National Standards"
I would agree with this report and believe that this dwelling should be demolished. The use of
the word demolish did not appear in the planning notice as it’s current classification is
commercial and demolition is not a planning issue in that instance.
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Therefore according to the report it appears that the practical thing to do would be to demolish
the existing Lodge / re-build and comply with all the regs including Part M.
This report is only 5 years old and Ruth Farrell vacated the property in 2025 meaning that it
has not had much use commercially since its change from domestic use and would in 2027 be
eligible for a vacant propertY grant to assist with bringing properties such as this back into
use
I suggest that with a pre-fab structure of some 60 years is well beyond its usage and any
further up to date report prepared by myself or others would not be informative or useful.

3. The Applicant is requested to submit scaled and labelled existing/ proposed
site layout plans and clearly annotated drawings showing:

(

As mentioned at 2. this property needs to be removed and a new dwelling Installed.

' All parts of existing structure for retention and demolition.

As mentioned at 2. this property needs to be removed and a new dwelling installed.

• Existing/proposed boundary treatments/ hedgerows and vegetation.

There is some soft landscaping to the front of the property with some planting to the
boundaries that of species of a climbing nature. This due to the boundaries all being walls or
part of other structures not within Farrell ownership. WEST we have Delmaine Cottage with a
blank wall of a 2 storey house and no windows facing Blackberry Lodge . This wall must be
kept free of anything that could result in dampness to the Delamaine Cottage. South there is
a Stone garden wall 1.8 high shared with Delamaine Cottage NORTH we have a small shed
used as part of the joinery with pedestrian access through to the Blackberry Lodge. EAST
our stone wall with railings which surely must be a protected structure which would look very
odd without a dwelling behind.! All the boundaries are existing with half the boundaries the
property of Delamaine Cottage not in Farrell ownership.

(

' Area of rear private amenIty space to serve the proposed dwelling, having regard
to requirements under the Sustainable Residential Development & Compact
GuIdelines for Planning Authorities, 2024.

The use of the words proposed dwelling once again is not accurate ! The rear of the property
does not have the amenity space as per the 2024 standards and agaIn how can the 2024
standards be applied to a dwelling that never had any amenity space and in existence for
over 100 years. This property can only occupy the existing footprint save a small extension
to the rear which will better avail of the remaining rear space for social use. Neal Farrell as
previously noted spends all of his time in the joinery and into the evenings teaching music in
the loft over the craft workshop. Neal Farrell or any of the previous occupants are not overly
concerned about the lack of amenity to the rear of which he has no time to maintain.
Again this is not a proposed dwelling.
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Water & Drainage - E.H.O.
4. The Applicant is requested to submit:

U A revised site layout plan to scale (1:500), including the existing wastewater
treatment system (Treatment systems for Small communities, Business, Leisure
Centres and Hotels EPA) currently serving the Caf6, the Joinery, the Joinery School
and the subject proposal: 'Change of use from office to residential'.

Please find attached drawing NF 02 at scale of 1: 500 highlighting the location of the
treatment system

(

V The location of the existing well serving the Joinery, the Joinery School, the
Cafe and existing dwelling must be included in the site location map.
Please find attached drawing NF Ot at scale of 1: SOO highlighting the location of
the treatment system

Please find attached drawing NF 02 at scale of 1: 500 highlighting the location of the existing
well serving all the entities.

q Evidence of a potable water supply to serve proposed residential dwelling.
Evidence must include a bacteriological and chemical examination in accordance
with European CommunIties Drinking Water regulations 2023.

Please find attached Hydro assessment report prepared by Dr. Robert T. Meehan prepared for
the Hazel House Caf6 in 2017 concluding that the risk of contamination is low, The volume of
water generated by this bored well has never been an issue to date. There has always been
potable water on this site and Blackberry Lodge.

(

a A plan to scale (1:SOO) showing the position of neighbouring dwellings waste
water treatment systems (including percolation areas). Please also specify on this
plan the position of any wells serving these dwellings. .

Please find attached drawing NF 02 at scale of 1 : 500 highlighting the location of existing
septic tanks on neighbouring properties.
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Advisory note:
The parent approval (D17A/0469) for GerrY Farrell Joinery works and Caf6 is for
'Treatment systems for Small communities, Business, Leisure Centres and Hotels
1999' EPA.

The application should be referred to Drainage Engineer in Dun Laoghaire Rathdown
Water and Drainage Services Dept. EHO's are only contracted to make
recommendations on the 2021, EPA Code of Practice for Domestic Wastewater
Treatment Systems (PE S IO).

( The treatment system is there for 20 years and is working well below its capacity. Im not sure
by the above advisory note who should be referring what to the Drainage Engineer in Dun
Laoghaire Rathdown for systems in excess of a population of 10 people. ?

All the questions addressed by myself are regarding a new development and a justification for
a new development and to a compliance with a Rural Housing Property for a new development
. This property which was purchased as a house "Blackberry Lodge in 2005 by Gerry Farrell
Joinery. This "Blackberry Lodge" has been in existence for over 100 years and is the only
habitable part of the Gerry Farrell Joinery property which has the following necessary services
1. Electricity 2. Water 3. Access to the communal waste water treatment system. 4. a title
"Blackberry Lodge" 5. an Eircode.!

This property is of use to the Farrell Family who run the aforementioned joinery caf6 farm craft
school etc. Parking on the road in front of this cottage is problematic and not be encouraged
due to the narrow width of road. The Farrell family park their vehicles at the joinery where
they work or in the car park.

The waste water is tied in with the joinery and always has been, the water is served by the
JOInery.(

This property is only attractive to a member of the Farrell family to allow them to live "over the
shop" so to speak.

Yours Sincerely
John Loney MRIAI
BROOKLANDS
BARRETrSTOWN RD
NEWBRIDGE CO. KILDARE
W 12C625
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Please find attached :

Employment Details (Neal Farrell) from Revenue
The Wagon Project (Southside Travellers action group, Gerry Farrell Joinery,
HSE Mental Health Engagement & Recovery CYPSC DL/R
Wicklow Travellers Group Letter of support
ND 01 1:2500 OS Map
ND 02 l: 500 Site Map
Pre-Fab Report and drawings Fitzsimons Doyle & Associates
Wastewater Treatment System Molloy Environmental Specifications
Molloy Environmental service report June 2026
Well Hydro Assessment report

(
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Wicklow Travellers’ Group, CLG
C.E.A.R.T.

Crinion Park
Wicklow Town

Tel.: 083 '’.42 8130

Email: admin@wick;owtg.ie
Website: www.wicklowtravellersgroup.ie

26th June 2026

Dear Dun Laoghaire - Rathdown County Council,

We are writing to you to express our support for Neal Farrell in his pursuit to gain planning

permission for rebuilding the house next to Gerry Farrell Joinery and Tibradden Craft Farm in

Tibradden. Gerry Farrell Joinery and Tibradden Craft Farm have been supporting the Traveller

community and Traveller projects to develop culturally appropriate initiatives for the community.

Neal plays a very central role in that facility through his running of the joinery and craft workshop,
production of project materials and facility maintenance.

(

We have been working with Tibradden craft Farm for the past 5 years and and have fully

restored a Traveller wagon, that was displayed in the local council offices and in D.I.T. We have

engaged Travellers across Co Wicklow, South County Dublin and Kildare in many initiatives, all have a

focus on learning and wellbeing. None of this would be possible without the access to the wood

workshops and the availability of the wood products which are specifically cut in the Joinery

Workshop.

We would strongly hope that Tibradden Craft Farm and Gerry Farrell Joinery will grow and

develop in the future and that we can continue to work with them. So far this year there have been

two groups from Wicklow Travellers Group, one from Kildare, one from Bray and one from South

County Dublin involved in initiatives in Tibradden Craft Farm.

Thank you for taking the time to consider this letter, and please contact us if you need any further
information.

(

Yours sincerely.

Nelly O’Brien - Traveller Community Worker

Jim O’Brien – Youth Outreach Worker

Peter O’Reilly - Traveller Mental Health Coordinator

Aoibhinn McCloy – Coordinator of Wicklow Travellers Group

Wicklow Travellers Group, Company Limited by Guarantee with Charitable Status (CHY. No. 11870) Registered in Ireland Numbr 248913.
Charities Regulatory AuthoritY number (CRA) 20033576

Directors; Conor Kirwan, (Chairperson), Fiona Creedon (Company Secretary),
Helen Duffy (Treasurer), Mgirin Kenny, MaryCYBrien Wall, Bess Van Sleeuwen, Darren Lynch, Christy Moorehouse, Anne BerrY

We confirm that our Organisation compli'IS with The Governance Code fcir the Community, Voluntary and CharitableGovernancecIM Sector in Ireland
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Acronyms

CYPSC Children and Young People’s
Services Committee

Connecting for Life

DOn Laoghaire Rathdown

Education and Training Board

Further Education Training

Health Research Board

Health Service ExecutIve

Institute of Art. Design and Technology

Irish Museums Association

Irish Traveller Movement

Local Community Development
Committee

National Traveller and Roma Inclusion

Strategy

National Traveller Health Action Plan

Quality and Qualifications Ireland

Resource Officer for Suicide Prevention

Southside Traveller Action Group

Training Awareness and Skills Knowledge

World Health Organisation

Cfl

DLR

ErB

FET

HRB

HSE

IADT

IMA

ITM

LCDC

(

NTRIS

NTHAP

QQI

ROSP

STAG

TASK

WHO
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Stakeholders
%.:"'"t ‘

C//
HQ>

Acl<now led

No. 1 Organisation Person/People
A special acknowledgement needs to go to :: ie

two men and Southside Travellers Action Group
(STAG) community and staff. Further special

acknowledgements need to go to multiple
stakeholders, including the Director of Hazel
House, the Health Service Executive (HSE) Traveller
Mental Health Coordinator, the HSE Resource
Officer for Suicide Prevention (ROSP) / Mental

Health Engagement Lead, the Children and Young
People’s Services Committee (CYPSC) Eoordinator,
Healthy Ireland, Access Officer for DOn Laoghaire
Institute of Art, Design and Technology (IADT), HSE
Health and Wellbeing Team and DLR Age-Friendly

Programme Manager and Social Inclusion Officer.

1 STAG Director and Geraldine Dunne
all the staff and
coordinators in STAG

2

3

Traveller Men's Shed John 0' Brien
Patrick Slevin

TASK Trainees Natasha Kavanagh
Jerry Doran

jessica Doran
jerry Murphy
Jessica Doyle
Karl Smith

Larry Connors
Anthony O’Brien
Sadie Murphy
Margaret Doran
Kevin Cash Wall

Amber Quinn
Bridget Cox

(

4

5

Hazel House Gerry Farrell

HSE Traveller Mental Peter 0’ Reilly
Health Coordinator
CHO 6

6 Resource Officer for
Suicide Prevention
(2022) / Area Lead
for Mental Health

Engagement (2023)

Andrea

Koenigstorfer
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Helena 0’ Brien
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9

IADT Access Officer Sinead Mc Entee

Age-Friendly
Programme
Manager & Social
Inclusion Officer

siobhan Nic
Gaoithfn
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Introduction

It’s a Live Museurn
Paper flowers, camphor balls and buttons are the
coded rnementoes of a tradition now enshrined
in the permanent installation of a newly built
Traveller wagon at Cork's PubIIc Museum (Irish
Times. 2005). STAG "Men’s Shed” took on the
dream and vision of building a traditional barrel
top old-style Wagon through a Men's Shed
initiative. Something that STAG and its members
were longing to achieve.

There were several highlights and challenges along
the way, some visible and some not so visible.
The pictures of this journey will visibly showcase
the initiative from start to finish and document

the craftmanship and the level of work it took to
achieve and build the Wagon. Participants from
the Men’s Shed said that they are creating a living
museum for people to experience the essence of
Traveller heritage.

(

The Wagon Project was initiated and led by two
Traveller men who passed on the tradition of
Wagon building to the younger generation. The
aim of the project was to promote positive menta
health among Traveller men and young Travellers,
through culturally appropriate means.

The Wagon Project has demonstrated that
initiatives like these provide supports and
pathways for improved mental health among
communities

The project needed to be financed and funded.
however, the Traveller men dedicated all their time

voluntarily to the project until its final completion
The initiative’s success is down to the commitment
and dedication of aEI who believed in it and all who

donated their time, energy, wisdom, and dedication
to the vision of this initiative

The hope was to attract Traveller men to come
together with a common interest and to create
a Men’s Shed group. There, they could engage in
showcasing and sharing their skillsets, as well as
gain all the health benefits of establishing a Men’s
Shed. Traditionally, Wagon trades and skill set
making across time and down through Traveller
generations has declined. This initiative was an
opportunity to awaken the spirit and enthusiasm
of Travellers in DCin Laoghaire Rathdown (DLR).
Availing of the supported initiatives would help
them reinvest and take pride in their heritage,
culture and create something they could be
proud of and lead for the coming months.

When the men from the Men’s Shed were

describing their experience of coproducing the
Wagon Project, the joy in working together, and
the pleasure and prIde in everything that has been
achieved including a celebratIon of Traveller culture,
they said:
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“It’s a Live Museum.”

There were two men out of six at the start of the

conversations that agreed to take on the initiative
and commit to becoming "shedders'’. They had
the specific knowledge, shared different skillsets,
and most importantly had the stamina and good
will factor to stay committed to the Men's Shed
initIatives and reach the overall goal of building
the Wagon.

Every element of the social connection, the
heritage, the pride, and joinery skills have created
results, in addition to the core culturally specific
mental health initiative it originated as.

3





This report presents the evidence for supporting
the Wagon Project as a Culturally Specific Mental
Health Initiative. Three noteworthy features have
emerged from this initiative:

The Wagon Project moves beyond a commuriit',,
development approach to community engagement
and empowerment. It is widely recognised that
Travellers are among the most disadvantaged and
marginalised people in Irish society. This negatively
impacts on their health and wellbeing. The aim of
this project was to address some of these issues.
This was achieved through the growing of an idea
from a conversation, consultations, relationship
building and coproduction process. The strength of
this initiative arises from cross-sectoral learning:
The belief and support of the stakeholders for the
project further empowered the participants, while
the passion and knowledge of the participants
improved the understanding the stakeholders have
of the challenges Travellers face in our society. It
also provided agencies with a dtrect platform to
engage, on a one-to-one basis, with the Traveller
community, to gain invaluable knowledge of
Traveller issues, and to gain an understanding
of their culture

1. The Wagon Project expands on an educational
and heritage dimension.

2. It responds to the significant mental health
needs of the Traveller community (old and
young) highlighted in multiple data sources and

3. It is aligned with several policy frameworks and
branded health messages such as Act Belong
Commit (Department of Health, 2020).

(

With these solid foundations, the questions
posed by participants raises the bigger question
of sustainability: Where do we go from here?

“We want to continue to
learn and grow,“

“We’re excited to be here.“ STAG Wagon Project Conceptual
Framework of a Culturally Specific
Mental Health Initiative

“I like been kept busy like this.“

(TASK Trainee)
As defined by the World Health Organisation
(WHO), mental health is a state of wellbeing in
which the individual recognises their own abilities
and can cope with normal stresses in daily life

(WHO, 2022). The conceptual framework around
this initiative describes eight interrelated factors
that represent major themes in a Culturally Specific
Mental Health Initiative from the general (physical,
emotional, cognitive, and social) to the specifIc
(interagency, culturally specific, environment,
stewardship).

This report concludes with a series of
recommendations informed from the stakeholder
learning, participant feedback and collective
enthusiasm for this initiative,(
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“Did you see the shelves
in the Wagon?
. .,I made them“

(TASK Trainee)
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The Eight Factors of The Culturally Specific

Mental Health Initiative: The Wag a${)roject
q)

1. Physical Health of only 63 years (versus 78 years in the gener,it
population). For Traveller women, that figure is 71
years (versus 82 years in the general population)
This means Irish Travellers die about 11-15 years
earlier than the general population. (Pavee Point
Traveller and Roma Centre, 2010)

The STAG Wagon Project based at Hazel House,

Tribadden. Co. Dublin is engaging individuals in
both (a) the physical labour of joinery and (b)
walking. The location is designed for embracing
nature, spiritual walks and tending to animals.
Examining the physical health benefits more

deeply, individuals practise both large and fine
motor skills, individuals are physically moving and
physically active for the four hours they are on site.

Traveller Primary Health Care Projects have

key performance indicators, some of which are
cardiovascular health, diabetes. and mental health

As a physical health priority, the Wagon Project
incorporates physIcal activity which contributes to
the national Traveller health priorities of improving
cardiovascular health and reducing diabetes

(

Data frorn the All-Ireland Traveller Health Study
suggest that TraveIEer men have a life expectancy
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2. Emotional Health Racial trauma, or race-based stress which
Travelter’s experience, is defined as ".. .the event.
of danger related to real or perceived experience
of raciat discrimination." These include threats
or actual events that can elicit shame as well
as witnessing harm to others. As with all forms
of oppression, such experiences often arise
within an intersectiona! context, where different
group memberships - including gender, sexual
orientation, and social class - can intersect in ways
that amplify the adverse impact of discrimination.
Racial trauma is characterized as involving ongoing
exposure over time to experiences of stress or
injury both direct and vicarious and is typically
interpersonal in nature (Comas-Diaz, Hall and
Neville, 2019)

Emotional health refers to having an awareness
of your feelings and emotions as well as having
the ability to manage and express these feelings
in an age-appropriate fashion. When our mental
health begins to decline. so does our ability to
properly process and control our emotions, This
can be particularly true during times of mentaE
duress such as stress, trauma, or depression. If
these problems continue for a prolonged period
without treatment, it can negatively affect both
your mental and physical health and well-beIng,
Uniquely, the Wagon Project hosted in Hazel
House is a programme born out of the premise
of unconditional acceptance of each participant
for who they are as people.

(

Irish research has demonstrated that racism
affects multiple domains of development -
ranging from educational outcomes to mental
health (Department of Children, Equality,
Disability, Integration and Youth [DECDIY], 2022)
The Sharing the Vision Campaign, Act Belong
Commit is an integral part of the emotional health
component (Department of Health, 2020), The
Hazel House Act Belong Commit framework is
mapped out in the fIgure below:

Travellers experience racism in many of their
interactions across their life cycle. The Wagon
Project hosted by Hazel House, in its unique
environment is a mental health sanctuary for all,
was unanimously reported as both a safe place and
a place to celebrate individuals and communities.
Travellers’ emotional health needs are significant,
they are exposed to prolonged discrimination.
(Department of justice and Equality, 2017)

Figure 1: Hazel House Act Belong Commit Framework

Act Belong Commit
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Act Belong Commit is proven to: 4, Social Health
1. Increase people’s awareness that there is

something they can and should do to protect
and boost their mental health.

In a digital era, social health might be the biggest
thing that people are struggling with right now. For
a Traveller, isolated by wider society and challenged
navigating an ever-changing society unaccepting
of their identity and culture. social health is often
compromised. Members of the Traveller community
can feel isolated within their communIty for many
reasons ranging from grief, relationship status to
sexuaEity. Mental health is very much connected
to our abIlity to have regular to semi-regular social
interactions.

2. Change attitudes towards mental health
and illness,

3. Encourage people to engage in activities to
promote their mental health.

(

3. Cognitive Health

Cognition refers to our ability to think, recognize,
obtain, comprehend, and answer information that
is presented to us. Examples of cognition include
concentration, the ability to remember things,
anaEyzatian, problem-solving, categorizing, and
reordering. We need to be able to do all these
things to be successful in our daily lives in work,
social, and academic environments. Cognitive
health is related to overall mental health

(Montare Behavioral Health, 2022)

A Haslam et al. study from 2016 found that being
well integrated into social networks is a protective
factor against depression, and cognitive decline,
Similar studies have found that belongingnes5 and
socIal identification protects against or alleviates
depressive symptoms and enhances cognitive health.

More than 40 United Nations Agencies state in
a joint statement that Indigenous peoples still
face exclusion and vulnerability despite recent
progress. Ten years after the adoption of the
United Nations Declaration on the Rights of
Indigenous Peoples, progress has been made in
terms of the formal recognition of Indigenous
peoples in several countries, including Travellers in
Ireland in 2017, but they overwhelmingly continue
to face discrimination, marginalization, and major
challenges in enjoying their basic rights (United
Nations [UN], 2017).

Woodworking involves skills like measurement,
tool use, analytical reasoning, verbal skills, and
cognitive spatial ability. Participants spoke
about the satisfactIon they felt when a task was
completed, the personal sense of achievement
and the recognition from peers and trainers.

(

“Did you see the roofing? We did
all of those ourselves; they gave
us the timber and we refurbished
it here.“

A 2022 Burnett et al. study on "Spirituality,
Community Belonging, and Mental Health
Outcomes of Indigenous Peoples during the
COVID-19 Pandemic’' informs us that community
belonging was associated with positive mental
health outcomes. This establishes that Indigenous-
led cultural programs that foster community
belonging may promote the mental health of

Indigenous Peoples. The researchers found a strong
association between cultural connectedness (as
measured by the Cultural Connectedness Scale)
and indicators of mental health, suggesting that
cultural connectedness is an important contributor
to Indigenous youths’ overall mental health and
well-being.
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“I did all the shelving,'’

“We can make one ourselves now,
yeah well ... with Gerry“

(TASK Trainees)
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5. Culturally Specific 6. Environment

Indigenous populations and communities
around the world confront historical, cultural,
socioeconomic, and forced geographic limitations
that have profound Impacts on mental wellness.
The impacts of colonialism and, for some
Indigenous populations, forced residential
schooling and the resulting loss of culture and
family ties, have contributed to higher risks of
mental illness in these groups, in addition, there
are barriers to healing and mental wellness.
including inconsistent cultural competence of
mainstream mental health professionals. coupled
with the limited numbers of indigenous mental
health professionals (Sones et al., 2010).

The environment we live and work in forms part of
the wider context of our lives. The mental health

sanctuary of Hazel House. its location physically at
the foothills of the DubIIn mountains, a cafe with a
carpentry workshop, is just a few kilometres from

suburbia. There are chickens pecking around, and
ducks squawking in the background - Hazel House
Is an immersion of nature therapy. The location

and design of the Hazel House environment is
to create a soothing experience to connect with
oneself and the natural environment. This location

provides cultural acceptance and recognition of the
Traveller community. By virtue of facilitating the
Wagon project, Hazel House values the Traveller

culture. But Hazel House is more than accepting
and appreciative. When you approach Hazel House,
the Wagon is visible, not hidden away, not a one
day a week project but an integral part of the work
undertaken by Hazel House. It is a dear validation
for all the Travellers who are involved in this initiative

and a clear statement to the public, that Hazel

House values and respects individuals, families,
cultures, and communities including Travellers.

(

This is also the case for Irish Travellers. In a context

of persistent disadvantage and segregatIon, Irish
Travellers were officially recognised as an ethnic
minority in March 2017 (European Commission,
2017). This recognition of the distinct heritage,
culture and identity of Travellers and their special
place in Irish society is hugely important to TraveFler
pride, to Traveller self-esteem and to overcoming
the legacy of marginalisation and discrimination
that the community has experienced (Department
of Justice and Equality, 2017).

Hazel House does not have broadband coverage.
Trainees said they look forward to the digital break.
When they are at Hazel House, they are there for
themselves and to focus on their work. Participants
said that the absence of broadband stopped them
from needlessly checking their phones or hearing
notifications to distract them.

Culturally speciflc is described as a separate

component for the framework and learnIng
purposes but is a part of every component of
a culturally specific mental health initiative,
This submersion throughout all components
contributes to the success.

(
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“It’s peaceful here, focused
when we’re here, busy,“

“There’s no distractions
and I love it,“

(TASK Trainees)
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The stakeholders involved in the Wagon Proj oct
began with the Traveller Mental Health Co-
ordinator and then Resource Officer for Suicide
Prevention, who reached out to the Community
LIaison Off{cer in STAG. This collaboration was

with a view to exploring with Traveller men how
best to support them wIth their mental health
and the contagion of suicide in their community.
From Traveller led conversations and a community
development approach. the men identified a series
of areas that they would be keen to £earn from
horticulture to Wagon making. Coincidentally,
around the same time, an introduction was
made between the HSE Traveller Mental Health
Coordinator and Gerry Farrell, GROW Chairperson
and Businessman/Joiner/Owner of Hazel House.
This partnership of fIve stakeholders sowed the
seeds of the Wagon Project, A new partnership was
made. with an invitation to include DLR CYPSC

The DLR CYPSC Coordinator was approached with a
view to seek CYPSC Healthy Ireland Funding for the
initiative and provide a link to children and young
people up to the age of 24 years. The STAG Training
Awareness Skills and Knowledge (TASK) Quality
and Qualifications Ireland (aol) Level 4 Programme
Coordinator and Trainees were from this point
Included in the Wagon Project.

It is emphasised in an article named "Spaces &
Places: Understanding Sense of Belonging and

Cultural Engagement Among Indigenous Youth’'
in the International Journal of Qualitative Methods
(Liebenberg et al., 2019) that Indigenous youth
continue to live with a socioeconomic and political

legacy of marginalisation and they are confronted
by environments harmful to their psychosocial
development. As such, meaningful connection to
community together with cultural continuity are
important contributors to resilience. The cocreation
of the Wagon Project with Traveller mentorship
from the Men’s Shed and leadership from STAG

certainly creates the continuity and contributors
for meaningful connection and resilience.

(-

7. Interagency

“Their eyes were haunted, their
hands were shaking, and now their
eyes are like children’s eyes under a
Christmas tree. Their physical and
mental demeanour has changed.“

Interagency working achieves changes in the
way agencies and the personnel within them
work with each other. This includes an improved
understandIng of each other's role, a greater
willingness to share informatIon. better insights
into how a wider range of services can be mobilised
to support children, and greater job satisfaction.
Positive outcomes for agencies include a reduction
in dupIIcation, achievement of economies of scale,
and a better connection to local communities. All

these advantages to interagency working were
echoed by each of the stakeholders, including the
most recent stakeholder I ABT Access Officer.
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The terms "multi-agency", "interagency".
“interdisciplinary" or “joInt working" are all used
interchangeably to refer to any collaboration
between agencies, stakeholders or between
professionals from different agencies; for this
report, we are using the term interaBency.
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The most powerful feature of this interagency
working group is the shared commitment to what
works best for the participants. Each stakeholder
can step out of their personal and professional
egos, can hold their role and agency agenda while
prioritising the care of each of the participants
and the participant collective. Their commitment
is to the wellbeing and experience of each of the
participants and not just to the success of building
a barrel top wagon within a timeframe. This
commitment to the participants is where
the bounty of successes has grown from.

Involving members of the Traveller commun::y
a recognised priorIty group across all policies
as an equal stakeholder, is best practise. The
undisputable evidence of why this is best practise
is the results. The HSE Health Services Change

Guide (2018) presents the key steps in developIng
capacity forcoproduction. The STAG Wagon Project
exemplifies these four steps.

1. Empower people to take personal and shared
responsibility for change and work towards a
meaningful partnership approach - sharing
information, knowledge and reaching mutual
agreement on goals and outcomes.

(

With Traveller men and the TASK trainees

being recognised as a significant stakeholder,
this practise aligns with the HSE Coproduction
in Practice Guidance Document 2018-2020

for recovery in Mental Health, which specify
coproduction as a combination of the following:

2. Afford people dignity, respect and compassion
and empower citizens to be partners in the
creation of health and wellbeing, becoming
co-producers working in partnership with health
and social care staff

Creation of an
Exploratory
Space

This is where all stakeholders

come together to create new
knowledge.

3. Enable people to participate by embedding
and formalising participation and engagement
methods and processes,

Collaborative
Process

All stakeholders share their
various perspectIves wIth a view
to reaching desirable outcomes.

4. Clarify expectations, roles, responsibilities, and
levels of accountability so that co-production
can be realised.

Power Sharing A sharing of power between all
stakeholders based on recognising
different areas of expertise, and
resulting in shared ownership of
decisions.

8. Stewardship

In "What you do is important but How you do it
Is More Important" (Isaacs et al. 2011) the lessons

learnt included providing for a long-time frame,
which is necessary to develop relationships and
trust with individuals and their communities.
adopting a flexible approach and engaging cuEtural
advisers who represent different sections of the
community. Stakeholder partners embrace these
core concepts. The foundations of safety, trust
and openness is the primary purpose, upon which
engagement flourishes. Stakeholder partners are
respectful of each other’s role and leadership.
STAG provide the exclusive leadership and platform
for Traveller engagement, as such the Director,
Geraldine Dunne is the cultural lead.

(

Enhancement
of Knowledge

Recognising, understanding,
and using the various sources
of knowledge.al
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Relationship
of Equals

Relationships that are based
on mutual respect.

Non-linear A journey with ups and downs
from which we learn.

A Continuum
of Practice

Supporting recovery and service
improvement at all stages of
service provision.

(Department of Health, 2017)
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Hazel House Director, Gerry Farrell, creates an
environment and provides an approach that is
flexible to meet the needs and Interests of all his
students from the TASK group and the Men’s Shed,
This flexibility allows for creativity and has led to
the innovative evolution of the Wagon Project and
the many other related initiatives proposed from
the Wagon Project. Time is a key factor identified
in the research and in this initiative; the research

states a long timeframe is necessary. Participant
feedback would concur, but they go further to
explain why. The time and use of time was critical.
Although their programme was twenty-four
sessions across two twelve-week blocks, there
was no time pressure on the trainees to produce,
they learnt at their individual pace, they produced
at their individual pace, the time was used to
build trust, safety, and communication. From this,
impressive results were achieved. However, the
physical results of producing the Wagon, the mini
wagons and horses were not the primary objective
in the twenty-four-week timeline. Success was
defined by the Traveller men and young people
Successful outcomes were pride, positive mental
health, relationship building, and trust in services.

(

Figure 2: The Eight Factors of The Culturally
Specific Mental Health Initiative
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The Education Dimension

Community education models follow inclusion
principles. Culturally specific community education
requires a foundational engagement to create an
environment of safety, trust and unconditionaE
acceptance of the student's ethnicity, sexuality,
Individuality, cognitive capacity, learning styles.
interests. intrinsic motivation, and self-worth.
Thus. community education requires education
to be at the pace of the student. While some
students might progress into mainstream
educational institutions, students from an ethnic
minority such as the Traveller community, wIth
such a negative history of Irish educational
institutions, require trust and understanding in
their teacher and the teacher to build their capacity
to trust themselves and combat the negative self-
dialogue created from their personal experience.

Findings from Mc Inerney and King (2013) in
their study to examine the relationships among
achievement goals, self-concept, learning strategIes
and self-regulation for post-secondary Indigenous
Australian and Native American students revealed
that self-concept was found to positively predict
deep learning and self-regulated learning, and
these effects were mediated by achievement goals.
Students who pursued proficiency and social goals
had core positive educational outcomes. Self-
concept, self-efficacy, and self-esteem were over
riding messages from the participant feedback
session; it was evident that this educational
opportunity botstered a sense of self, and a sense
of belief in oneself that they felt was not present
before. Measuring this qualitative component
would be key moving forward.

(

The Culturally Specific Mental Health framework
of the Wagon Project created safe, trusting, fertile
foundations from which educational interests were

grown. The Wagon Project, although a mental
health initiative, adopted a community education
model. It is relevant to acknowledge that TASK
trainees were all between the ages of 18 years and
24 years and were of mixed gender and a diverse
background including LGBTQIA+.

To harness the educational opportunity afforded
from the Wagon Project, a 2022 study by Destin
et al. provides us with the findings that the most
common supports for pre-college age youth were
culturally sensitive schooling, personal/intrinsic
qualities along with family and social support

For college age students, the most common
supports were university personnel, community-
based supports, and student intrinsic factors.
The involvement of IADT creates an opportunity
to expand the educational opportunities for
young people involved. The IADT Access Officer
currently provides fInancial support to assist in
the completion of the initiative and engaged its
HIm studies students to document the initiative
visually, with three-fold outcomes: a) exposing
trainees to film studies as an opportunity in
further education, b) cultural awareness for
the film students and c) documentIng through
film the Wagon Project

Key education-related actions proposed in the
National Traveller and Roma Inclusion Strategy
(NTRIS), 2017-2021 relevant to the Wagon Project
include:

(

• Traveller and Roma should be supported in key
areas including education, employment, and
economic development.
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SOLAS and Education Training Boards (ETB)
should consider the needs of disadvantaged
groups including Travellers and Roma in the
planning of Further Education Training (FET)
provISIon

• Strengthening of cooperation between formal
education and non-formal learning sectors to
address the high rate of early school-leaving
in the Traveller and Roma communities.

(Department of Justice and Equality, 2017)
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The Heritage Dimension

The Irish Museums Association's (IMA)
Decolonising the Catalogues November 2021
conference was aimed specifically to examine how
museums have traditionally excluded marginalised
ethnic groups including Irish Travellers from the
process of documenting and describing material
created from within their culture. There is an
absence of Traveller history and culture in Irish

Museums. With the Wagon Project, Traveller
culture and heritage was accepted. validated, and
celebrated. The cultural heritage of the Traveller
community has also been embraced by the DLR
Age Alliance, the Age Friendly Council. Members
of the Traveller community are representatives on
the Age Friendly Council and shared the joy and
pride they are feeling about the Wagon Project.

Other members of the Age Council were excited
and curious to learn about their experience with
them and rekindle everyone’s memories of Irish
Travellers, and the barrel top Wagons, by featuring
the Wagon at the Age Well Expo on the 11th June,
2023. The Wagon Project and STAG Men's Shed
also feature in the Age Friendly Magazine 2023

Additionally, DLR Eounty Council, in partnership
with the National Folklore Collection at University
College Dublin. is conducting an extensive oral
history project, named The People's History of
DOn Laoghaire-Rathdown. This will create a space
where Irish Travellers can be interviewed to capture
their own and their families’ experiences of living in
the DLR region, to capture the Traveller experience

of change over the years.
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Relevance

This section provides context and highlights the
stark health status and education figures, which
firmly establish the need for initiatives such as the
Wagon Project. The section on current Irish policy
provides rationale and emphasises the importance
of culturally specific mental health initiatives with
the Traveller community.

Mental Health
tO/_

Mental health is also worse among Travellers, with:- XTo

59% of Traveller men believing their mental
health was not good for one or more days in the
last 30 days - compared with 21.8% of male
medical cardholders in the general population.

Life Expectancy
63% of Traveller women said their mental health
was not good for one or more days in the last 30
days compared to 19.9% of female medical card
holders.

Statistics from the All-Ireland Traveller Health

Study 2010 suggest that Traveller women have
a life expectancy of 71 years (vs 82 in the general
population) and for Traveller men that figure for
life expectancy is only 63 years (vs 78 in the general
population).

(.

Suicide is a real issue, with a suicide rate for
Travellers that is 5-7 times higher than in the

general population,The life expectancy for both Traveller men and
women is less than in the general population.

' 11.5 years less for Traveller women
Suicide for Traveller men is 7 times higher and
most common in young Traveller men aged 15-25.
Suicide for Traveller women is 5 times higher

than the general population.
• 15 years less for Traveller men

This means Irish Travellers die about 11-15 years
earlier than the general population. (UCD, 2010)

Traveller infant mortality is estimated at 14.1 per
1,000 live births. This compares to 3.9 per 1,000
live births among the general population.

Kavalidou et al. (2023) published research
describing the incidence of hospital-presenting
self-harm and suicidal ideatiDn among the
Travelling population in Ireland. This study
highlighted:The gap in healthy life expectancy is even more

striking. Irish Travellers will experience IG-17 more
years of poorer health than the general population,
and they are more likely to be categorised as
disabled. Travellers experience the same health

problems as the general population however the
rates of certain conditions are different

(

a. Traveller patients accounted for 4.3% of
presentations made to hospital for emergency
care, while Travellers represent 1.6% of the local
area population.
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b. 14,8% of self-harm and suicidal ideation hospital
episodes were from the Traveller community.

c. The suicide-related ideation age specific rates
were highest in the 40-49 age group of Traveller
femaEes (1054.9 per 100,000) and in the 20-29
age band of male Travellers (1955 per 100,000)
The latter age-group have the highest ideatton
rates across all male ethnic patient groups.

d. The peak self-harm age specific rates for both
female and male Travellers were for those
between 20 and 29 years old (2469,5 per
100,000 and 2249.6 per 100,000 respectively)
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Education 7 out of 10 Traveller children (67.3%) live in tai ailies
where the mother has either no formal educatio',

or primary education only.13% of Travellers completed secondary education
in comparison with 92c3/, of the general population
in the same age band (Central Statistics Office
[CSO], 2016).

According to the Department of Children and Youth
Affairs (2014) State of the Nation’s Children 2014
report, less than lo/, of Travellers go on to third level
education (CSO, 2016),

Current Irish Policy and commitment to Travellers

Relevance

(

Better
Outcomes
Brighter Futures
(2014-2020)

Only 13% of Traveller children complete secondary school education (while 92% of general population
complete secondary school education). 1.2% of 0-24-year-olds are Travellers and 42% of Travellers are
under 15 years of age.

Action 1.4 Tackle inequalities in health outcomes for identified vulnerable groups, including Travellers,
Roma, refugee and asylum-seeking children, mIgrants, young people identifying as lesbian, gay, bisexual
and transgender (LGBTQI+), those experiencing poverty, and children and young people who are the
responsibility of the State. whether in care or detention.

Action 5.6 Reduce discrimination and intolerance of all types experienced by marginalised groups
(i.e., Travellers).

https://www.gov.ie/en/publication/775847-better-outcomes-brighter-futures/

National
Traveller Health
Action Plan
(2022-2027)

Action 25 Ensure the local Connecting for Life (Cfl) Implementation Plans include Traveller-specific actions
as relevant to the local area and promote Traveller representation on groups as appropriate.

Action 26 Support and resource peer-led initiatives focused on Traveller men’s health to improve mental
health and wellbeing.

Action 27 Support and further develop culturally safe services to respond to the mental health needs of
Travellers in consultation with Travellers and organisations,

Action 28 Work with the HSE to develop programmes to address mental health issues for young Travellers.

Action 29 Ensure implementation of the outstanding mental health actions in NTR IS to maximise the
delivery of diverse culturally competent mental health supports throughout the services.

(

Action 30 Prioritise the implementation of actions relating to Travellers in Sharing the Vision and Cfl. q=r
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https://www. hse.ie/eng/about/who/primarynre/socialindusion/travellers-and-rama/irish-travellers/
national-traveller-health-action-plan.html

Connecting
for Life
2015-2020

In Cfl 2015-2020 there was an identified list of priority groups for suicide prevention activities, Travellers are
one of these prioritY groups for which targeted initiatives and services are to be developed and delivered.

Action 2.3.3 Deliver a range of mental health promoting programmes in community. health and education
settings aimed at improving the mental health of the whole population and priority groups.

Action 3.1.6 Continue the development of mental health promotion programmes with and for priority
groups, including the youth sector.

https://www. hse.ie/eng/services/list/4/mental-health-services/connecting-for'life/

Final Report
of the joint
Committee
on Key Issues
Affecting
the Traveller
Community
2021

Action 4 Prioritise funding to examine the distinct needs of young members of the Traveller community
who are vulnerable to suicide and develop an initiatIve to train peer support outreach workers within the
cornrnunity.
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National
Traveller
and Roma
Implementation
Strategy
(2015-2021)

There are ten strategic themes designed to promote Traveller and Roma inclusion (marking a shift in
emphasis from previous strategies from integration to inclusion). These are: employment and fr aveiler
econorny, children and youth, health, gender equality, anti-discrimination, accommodation, Travelle' and
Roma communities, and public services. Each of the ten strategic themes has objectives and actions.

https://www.gov.ie/pdf/?file=https://assets.gov.ie/43310/d7d54fbffOf4418982856e7dddaf78d

Action 42 The Department of Health, in conjunction with the HSE, will develop programmes to address
mental health issues among children and youths in the Traveller and Roma communities.

Action 51 The HSE will support the youth sector to develop targeted culturally appropriate programmes
for Travellers and Roma which support mental wellbeing and resilience in youth work settings.

Action 88 The Health Service Executive will develop targeted interventions and educational materIals to
support good mental health, suicide prevention and promote self-esteem and self-acceptance for young
Travellers.

(

pdf#page=null

DLR Age
Friendly
Strategy 2022-
2026

Expand the work underway in supporting marginalised older people and older people’s groups in DLR:
Collaborative community supports and initiatives as well as arts, culture, health & well-being projects
delivered to support older travellers, people with disabilities, migrants, LGBTIQA+, religious minorities
and marginalised older people.

Support provided with projects in digital inclusion, community integration and inclusion and wIth events
such as Traveller Pride Festival, Festival of Inclusion, Africa Day, India Day, PRIDE, Bealtaine etc.

https://www.dlrcoco.ie/sites/default /files/dIr_age_friendly_strategy_eng_online.pdf

DLR Heritage

Strategy
2021-2025

Cultural Heritage includes all aspects of the environment resulting from the interaction between people and
places through time. This can include tangible (physical) heritage such as buildings, archaeology, documents,
and structures as well as intangible heritage, such as music, language, craft, and sport.

httDS://www.dlrcoco.ie/sites/def
plan_2021-'2025_final_screen.pdf

E/files/atoms/files/dun_laoghaire-rathdown_countY_heritage_

National
Access Plan
(2022-2028)

This National Access Plan (NAP) is a Strategic Action Plan for Equity of Access, Participation and Success
in Higher Education. It identifies three main groups who are underrepresented in higher education: one of
those groups are members of the Irish Traveller and Roma communities. The NAP will shape the work of
access offices, particularIY relevant to the IADT Access offlcer in her role supporting STAG TASK Trainees
and the Wagon Project,

(

https://hea.ie/policy/access-policy/national-access-plan-2022-2028/
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National Action
Plan Against
Racism (2023)

The Irish Network Against Racism (INAR) launched the Report of its 2022 findings from the iReport.ie racist
incident reporting system. The total number of incidents reaching 600 (rising from 404 in 2021), the system
also recorded 223 criminal incidents, including racist assaults, a record 190 reports of illegal discrimination
and 136 reports of hate speech.

Action 2.3 Develop and adopt a training, enterprise and employment strategy to increase the employment
of groups experiencing racism.

Action 2.4 Introduce measures to address ethnic differentials in education and achieve equality of
enrollment, retention, attendance, progression and outcomes for groups experiencing racism. This to
include actions to address the recogntsed differentials for the education of minorities caused by Covid-19
and its outcomes.

Action 2.9 Put in place measures to address ethnic differentials in health and mental health outcomes,
acknowledging the social determinants of health. This to include culturally appropriate targeted measures
in mainstream services and reinforcement of autonomous peer led targeted initiatives.

Action 2.11 Take measures to ensure the inclusion of minority ethnic young people in mainstream youth
work and other state funded youth initiatives, reinforce support for targeted minority ethnic group youth
initiatives, and resource initiatives aimed at empowering young people to understand and challenge racism.

https://www.gov.ie/p
pdf#page=null

If/?file=https://assets.gov.ie/250147/ff9dea67-efOa 413e-9905-7246b5432737.
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Sustainability

The STAG Wagon Project evolved out of a response
to supporting Traveller men pursue identified
interests. Wagon making skills was one of the
interest areas that stakeholders were exploring to
create resources and opportunities as a short-term
finite initiative to explore value. This initiative
started with Local Community and Development
Committee (LCDC) and Healthy Ireland Funding
supported by Exchange House. Unfortunately,
Covid-19 pandemic era interrupted the project. The
STAG Men’s Shed continued to try to run remotely
during Covid. However, the planned activities
before the pandemic included to use amenities
such as the pool, gym and STAG premises. They
continued to try to meet on zoom throughout
Covid and when permitted, social distancing
in outdoor areas. Eventually the members lost
interest and the shedders did not participate or
attend the weekly sessions arranged for them.

Budget resourcing was one of the challenges
experienced. For example, at the end October Z’l23.
the budget was over extended. The reason for thIS
ovenommitted budget, was because the group
were going up four days rather than one day as
initially planned and budgeted for, This is partially
due to the enthusiasm of the group participants,
but also due to the realisation that to complete
the project within a reasonable time frame more
working hours than inItIally assumed were needed.
The material fees, the use of the yard costs and
the refreshment costs amounted to twice the
allocated budget before the first twelve weeks
were completed.

(

A steering committee was formed to explore
solutions and continue the initiative. STAG agreed
to do packed lunches. Further investment from
ROSP, HSE Health and Wellbeing, and DLR CYPSC
Budget was allocated towards the end of 2022.
However, the compfetion of the initiative would
not have been afforded, were it not for the belief,
vision and support provided by Hazel House owner
Gerry Farrell

The engagement plan for both Young and Older
Traveller Men in culturally appropriate activities
in a supportive environment, while providing
support and advice on mental health issues, suicide
prevention and wider services available, only
came after the Eovid-19 pandemic. STAG reached

out to an already affected community after the
pandemic to see if their members would reengage
in a Men's Shed initiative, None of the previous
members returned or engaged in the Men's shed,
After several outreach interventions and internal
supports from STAG, Traveller members and staff
(wives of Traveller men) encouraged them to
reengage and take part in the Men’s Shed. On the
information night there were about nine men in
total. While they aFI agreed that the Wagon Project
would be great to build, only two Traveller men
stayed committed throughout the duration of
the project.

Without core multi annual funding commitments
this is not a sustainable initiative. Staggered
funding is problematic. It has a negative impact
on the initiative and the experience of trainees
and community leaders (Traveller men). It creates
a stop start flow to the programme and an
uncertainty in their plans and developments.

(

The willingness from stakeholders, the wtllingness
from participants and the wider Traveller
community is there. Any adherence to evidence-
based practise as outlined above in terms of
coproduction delivery, culturally speciflc mental
health programmes, educational progression, all
indicate that funding is the primary block for any
further deveEopments or sustainability for this
initiative.
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Conclusion

1 1(ppI111F)I

The Traveller men from the Men's Shed. said
“This is just the beginning." From conversations to
consultations, they cocreated a culturally specific
initiative driven by their passion. This inspired
multiple stakeholder to support the Wagon
Project, revived and taught wagon making skills
to a younger generation of Travellers, showcased
Traveller culture and heritage in the Age Friendly
Magazine, the Age Well Expo and upcoming
Traveller celebratIon and launch of the Wagon
Project in July 2023. The primary purpose of the
Wagon project was to support Traveller men
and Traveller youths’ mental health, recognising
Traveller men and the Traveller community as
a priority group, recognising the isolation and
barriers to Travellers’ experiences.

This has been a co-production between STAC,
Hazel House Caf6 and Woodwork School in

Tibradden, HSE Mental Health Service Co-ordinato,
for Travellers, Resource Officer for Suicide
Prevention (ROSP) / Area Lead for Mental Health
Engagement, HSE Health and Wellbeing, DLR
CYPSC. Institute of Art, Design and Technology
(IADT) and Age-Friendly Programme Manager &
Social Inclusion Officer, dlr County Council

The organic development and the coproduction
process as a cornerstone of the Wagon Project
conceptualtsed a Culturally Specific Mental Health

Framework. This had eight components; four
are general mental health factors such as social,
physical, emotional and cognitive and four are
specific; these include environment, interagency,
stewardship and culturally specific. Although
culturally specific is a factor, this factor significantly
influences and underpins every interlocking
component. Although a culturally specifIc mental
health initiative, there were two sizeabEe additional

outcomes: These were educational and heritage.
The concluding section of this paper outlines nine
recommendations to continue and expand the
Wagon Project, in the hope that:
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Recommendations

Traveller health inequalities reflect the social and

economic disadvantages faced by this population
group, referred to as the social determinants of
health. Being a minority ethnic group can also
be predictor of poor health. Therefore, to reduce
Traveller ill health, a comprehensive public health
response is needed that provides tailored and
affirmative measures to prevent disease, promote
health and prolong life for this population group,
and are delivered in partnership with Travellers
(Department of Health, 2022). The STAG Wagon
Project meets all the criteria of principles, practEse,

process and people proposed in the National
Traveller Health Action Plan.

Recommendation 3

The Wagon Project has significant capital,
infrastructure. and storage costs on an
ongoing basis. Expanding collaborative working
relationships with DLR County Council with a view
to sourcing capital and infrastructure support is
recommended.

Recommendation 4

As a culturally specific mental health initiative
an outcomes measurement of, for example,
seff-efficacy or self-esteem as presented in
the Health Research Board (HRB) Recovery
Outcomes Framework or similar, would be a useful
measurement framework to further explore the
qualitative outcomes. This too would be a useful
measurement reference for self-determination
as a precursor to engaging in educational goals

(

Recommendation 1

Mental health issues pose an increasing challenge
to Traveller health and wellbeing, as highlighted
in the Report of the Joint Committee on Key
Issues Affecting the Traveller Community. The

Department's policies for mental health, Sharing
the Vision, and Cfl (the strategy for reducing self-
harm and suicide) all recognise that Travellers are
a priority group who have specific vulnerabilities
and that these should be addressed through the
delivery of diverse and culturally competent mental
health services. Based on the above-named policy
commitments for young person’s mental health,
a collaboration with the ETB for a community
education programme with certified QQ! woodwork
on site progression opportunities for Travellers and
the wider community should be explored.

Recommendation 5

It is an ideal time to explore furthering the
educational outputs and outcomes of the
programme, Aligned with the culturally specific
mental health pIllars, it is recommended that the
educational opportunities are premised on the
principle of unconditional acceptance aFlowlng
trainees to take one, two or more seasons/years
to complete their educational goals. A long-term
outlook avoids reactive approaches that respond to
immediate stress and crisis and invest in initiative-
taking health-promoting approaches that build
young people’s resilience and address the social
and cultural determinants of health and wellbeing,
supporting a long-term vision. This would require
longer-term commissioning cycles and continue to
enhance co-ordination and communication between

services. There is a need to reduce systernatic
barriers, and promote practical pathways, to help
to link organisations to work collaboratively and
effectively around the young people’s support
needs. For example, (a) exploring and securing
funding and commitment from relevant agencies

including the ETB apprenticeship programme
to resource Gerry Farrell Joinery to employ

apprentice(s); (b) partner with TU Dublin, Tallaght
Campus to adapt a mentorship programme;

(

Recommendation 2
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Trainee and Stakeholder feedback has presented
favourable indicators for apprenticeshIps.

Apprenticeship programme(s) at Hazel House will
require support from certi Qing bodies. The ETB
has been invIted to a meeting to further explore
the possibilities, The Irish Traveller Movement
(ITM) for supported apprenticeship for the trainee
has been contacted. The outstanding partner
in apprenticeship programme is the employer.
Hazel House can provide the mentorship and
apprenticeship skill-based learning but will
require apprenticeship salary contribution.
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(c) introduce stronger monitoring and evaluations
The systematic monitoring and evaluation of the
processes. Impacts, and outcomes of projects
is important. These need to be respectful of
young people’s voices and aligned with Traveller
methodologies. This could culminate in building
a longitudinal study around the Wagon Project.

Recommendation 6

Support the next steps of the Wagon Project and
Traveller Men's Shed with their ideas, for example

tin-smithing, musical instrument making, more
Wagon refurbishment, Wagon making from
scratch; are all ideas from the Traveller men and

young trainees. These ideas should be tabled,
explored, strategtzed, to support their social,
educational, emotional, cultural and physical
wellbeing.

(

iBM \

Recommendation 7

Include the Wagon Project and Traveller Men’s Shed
in the new DLR Age Friendly Strategy, in Its efforts
to support mInorIty groups.

Recommendation 8

Include the Wagon Project and Traveller Men’s Shed
in the new DLR Heritage Strategy and the UCD
Folklore oral history project.

(

Recommendation 9
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Explore the Wagon Project 'live museum’ concept
as a social enterprise and access resources from
Southside Partnership mentoring and social
enterprIse prograrnrne.
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Aisling Ni Mhaoleoin
Office of the Revenue Comrnlssloners

Business Division

Anne Street

Wexford
In all oorrespcxrdence pt8ase quote
ppS No: 79J7414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 16

Enquiries: 01 7383636

29 Jun 2026

Employment Detail Summary 2025
If any of this information is incorrect, please contact your employer/pension provider directly to have it corrected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Gerard Farrell

02394656A

2

03/09/2014

(

Pay, Income Tax, USC, LPT and PRSIdetails

Gross pay

Pay for Income Tax

e#FFBPH

eoNePPI

eFe9F996

e9HP09eq

eelPeep

eH#HP
ee49899

Income Tax paid

Taxable benefits

Pay for USC

USC paid

LPT deducted

(

Employee PRSI paid

Employer PRSI paid

PRSI classes

PRSI class

Number of Insurable weeks

A1

52





Aiding Ni Mhaoleoin
Office of the Redenue CommissIoners

Business DivIsion

Anne Street

Wexford
In all correspondence please quote:
PPS No: 79Q7414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 16

Enquiries: 01 7383636

29 Jun 2026

Employment Detail Summary 2024
If any of this information is incorrect, please contact your employer/pension provider directly to have it corFected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Gerard Farrell

02394656A

2

03/09/2014

(

Pay, Income Tax, USC, LPT and PRSIdetails

Gross pay

Pay for Income Tax

O$eHFF36

He04+96

e+++++
emp
Hee++96

Income Tax paid

Taxable benefits

Pay for USC

USC paid

LPT deducted

(

Employee PRSI paid

Employer PRSI paid

OWIhe+

€e9trP+

PRSI classes

PRSI class

Number of Insurable weeks

A1

52





Aisling Ni Mhao eoin
Office of the Revenue Commissioners

Business Divlsior

Anne Street
Wexford

In all corrospondonce please quote:
ppS No: 7907414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 16

Enquiries: O1 7383636

29 Jun 2026

Employment Detail Summary 2023
If any of this information is incorrect, please contact your employer/pension provider directly to have it corrected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Gerard Farrell

02394656A

2

03/09/201 4

(

Pay, Income Tax, USC, LPT and PRSIdetails

Gross pay

Pay for Income Tax

e+999996

H99996
eH+Hib

He099q6

eF+9P++

qeqP
600+Be

e+P9PPe

Income Tax paid

Taxable benefits

Pay for USC

USC paid

LPT deducted

(

Employee PRSI paid

Employer PRSI paid

PRSI classes

PRSI class

Number of Insurable weeks

A1

52





Aisllng Ni Mhaoleoin
Office of the Revenue Commissioners

Business DivIsion
Anne St

Wexford
In all correspondence please quote
ppS No: 7907414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 46

Enquiries: 1 7383636

13 Feb 2023

Employment Detail Summary 2022
If any of this information is incorrect, please contact your employer/pension provider directly to have it corrected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Gerard Farrell

02394656A

2

03/09/2014

(

Pay, Income Tax, USC, LPT and PRSIdetails

Gross pay

Pay for Income Tax

Income Tax paid

Taxable benefits

Pay for USC

USC paid

LPT deducted

Employee PRSI paid

Employer PRSI paid

HrggF54

e++99+94

H99P++

HeH++
OH++B>

e+H+++

ePo+09+
(

PRSI classes

PRSI class

Number of Insurable weeks

A1

52





Derek Lee

Business Division - Dublin SaIth

Plaza Complex

Belgard Road

TaUaght Dutiln 24
In all correspondence please quote:
PPS No: 79>7414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 16

EnquIries: 01 7383612

18 Oct 2022

Employment Detail Summary 2021
If any of this information is incorrect, please contact your employer/pension provider directIY to have it corrected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Gerard Farrell

02394656A

2

03/09/2014

(

Pay, Income Tax, USC, LPT and PRSI details

Gross pay

Pay for Income Tax

e990PPOS

'88h8PHB

e#o++Income Tax paid

Taxable benefits

Pay for USC

USC paid

LPT deducted

CC: C.CTC),:3

no++P

(

Employee PRSI paid

Employer PRSI paid

PRSI classes

PRSI class

Number of Insurable weeks

A1

53





Derek Lee

Business Division - Dublin South

Plaza Complex

Belgard Road

Taltaght Dublin 24
In all correspondence please quote:
ppS No: 79Q7414T

MR NEAL FARRELL
15 ORLAGH PARK
KNOCKLYON
DUBLIN 16
DUBLIN 16

Enquiries: 01 7383612

19 Oct 2022

Employment Detail Summary 2020
If any of this information is incorrect, please contact your employer/pension provider directly to have it corTected

Job/pension details

Employer/pension provider name

Employer/pension provider no.

Employment ID

Start Date

Date of leaving

Gerard Farrell

02394656A
(

15/09/2014

27/03/2020
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1 . Introduction

This report details a proposal for the treatment of wastewater discharged from Gere/ Farrell Joinery

and Craft Centre, Rathfarnham, Co. Dublin. The technology detailed in this report is Sequential Batch

Reactor (SBFt) technology followed by a sand polishing filter.

2. Design Criteria

The wastewater treatment system is designed to cope with the following loadings based on

calculations by Dr Eugene Bolton (Trinity Green):

Parameter
Hydraulic load

Daily
i

Equjvalent PE
16 PE (@150 1/

Design effluent concentrations:

BOD5
TSS

Total Nitrogen

3. Proposed Treatment System

The Proposed treatment unit is a Klaro in Molloy Environmental Systems 30PE Sewage Treatment

System 35+ (21,000). The system is capable of treating the design loading as described above. The

proposed system in summary consists of the following components:

• I no. precast concrete primary/buffer tank (S+ tanks)

• I no precast concrete buffer/buffer tank (S+ tanks)
• 1 no. precast concrete reactor tank (S+ tanks)

• I no. 40m2 sand polishing filter

(

3.1. Primary/buffer tank

The same chamber is used for both primary treatment (lower portion) and buffering (upper portion).

The purpose of the primary tank is to allow for settlement of solids from the influent. This is

achieved by creating quiescent conditions and large dwell times. A total of approximately 7,530 litres

of storage is achieved here. This tank is designed to store additional sludge returned from the

reactor tank. The tank is capable of handling fats oils and greases (FOG) from general day to day

activities, however, it should be noted that if the influent is likely to contain large quantities of FOG,

grease traps should be employed to prevent negative effects to the treatment system. Separate

grease traps should always be used where busy commercial kitchens discharge into the system. The

frequency of desludging of the primary tank is dependent on actual sludge build-up, which varies

from system to system. The maintenance technicians will indicate when destudging is required

during onsite visits.
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SBR technology treats wastewater in batches and hence buffering is required to buffer flow as a

batch is being treated. This is important in this application where the load can be concentrated over

a short number of hours each day. A total of approximately 1,778 litres of storage is enlployed here.

3.2. Reaction tanks

The purpose of the reaction tank is to remove biological and nutrient contaminants from the

wastewater. This is achieved in a mechanically created aerobic and anoxic environments. See section

on technology description for further details. One no. 7,000 litre and one no. half 7,000 litre reaction

chambers are employed to achieve this.

3.3. Sand polishing filter
Based on specifications by Dr Eugene Bolton a 40m2 sand polishing filter is required for this project

(2,400/60 = 40m2) which should be divided into one zone. The zone will be maintained with its own

feed pump from the reactor. A pipework matrix of 0.6m by 0.6m is required for sand polishing filters

to ensure optimal operation. This sand polishing filter disperses directly to a 200m2 gravel pad
below.

(

4. Control

Control of all equipment associated with this treatment system is housed within a control kiosk to be

installed on top of the treatment unit. An alarm system will be provided. All electronics used in the

treatment systems are single-phase and hence a single-phase power supply will be required.

5. Access

Appropriate vehicular access for maintenance purpose will be required to the system with emphases

on the primary tank which requires rigid lorry access for desludging.

6.

e

•

Treatment system technology details

Electrical requirement is an independent 20A 230v supply

During light load periods the facility will revert to an economy mode, thus reducing energy
requirements

All tanks are installed underground with low noise operation

When ventilated effectively no unacceptable odours will be noticed

A local caretaker will be trained and instructed in the operation and checks of the system for
efficient operation

Delivery, installation and commissioning by Molloy Environmental System’s employees

It is recommended this facility receives two services per year

(

•

•

•

•

•
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7. Technology Description

The wastewater tredtrnunt system IS separated

Into two chambers. Raw sewage enters the first
ehdmber \vhere it is stored while treatment is

undergone in the second charnbu The first
chamber also prevents any larg$ solids born

enterIng the second chambet The second
ehamba treats the wastewater prIor to

dlseharge Into the percolation system,

Aswaflow uses Sequence Batch Reactor

technology to treat wastewater to the rnln4nruM

stdn€brds set out by the EPA. An SBR system

only uses the mInimum anrount of energy r<WIred
to treat the wastewater hence llrnlting electn dtV usage.
When no-one is in the house the system autorrnticaly
goes into an eco mode, only using enough energy to
keep the bacteria alive. Each SDR cylcle treats the
wastewater in the following 4 steps

Wastewater tstrans+er7ul tlorn the fIrst chanrber tma the

world cturramr va a SIphon pipe FIlled by tIe sludge

pump, An n;ual amount of wagewa9r eLerV
tvb& # the nqutnd mrtaurR is rxX avadabb WIthIn an hrg

chamber the next phase (Pedal WIll not carlwnme untIl the
quantIty of wastewater IS avaIlable.

(

React

TIe Asw+law syRrn ua bM:Inn atrwty trl the chamber to
degrade ttH impurRtn within Hw4ge Thisi3 acrwv<i by ay4dttna
the mHznts d the t#a tamil the sewrge wIth the nl$thq

wntmts af Itu ch#ntnt Oxygen a a;Xlsl using m nretu ta
&bw thIs bBctPm to aHbn axl dfKent+ rFnoW dtt swOt\
ImpurItIes. TOp+Wr\t Hrn## xnaunn cf sludge buddIng up in
the tROnd chwnbef a trnaB oaawt cf Ot,dp Iq olemItt WItty

pump+d bxt ta the tint ctumbn wing the &ludge pump,

3

Settle

T}+BrlocI phan hnt31esdBet a wt wlv>a ottInn 4g
nlaUnent tb iturl wyRLhed cMa+tyang Itn sIllIIp ami
bactnn wHl!#1 the naR tO nttb aUt TH! p4uCh4au a
ChI&d volume d water ut 1 he top c#the ctwyRIn

(
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8. System Guarantee

Molloy Environmental Systems fully guarantees the Klaro wastewater treatment technology as

suitable for the development in question. The system must be installed as per the manufacturer's

guidelines and commissioned by trained personnel. To ensure the efficient treatment of the

wastewater the following is recommended:

e

•

e

•

•

No rainwater, surface water etc., should be discharged to the treatment system

Only wastewater as listed in the design criteria should enter the system

Excessive fats, oils and greases should be removed upstream of the system

Care should be taken not to discharge large materials such as rags etc. into the system

An effective ventilation system should be installed by others (a 6m minimum high vent stack
should be installed depending on site conditions. A taller vent stack should be installed

where possible or necessary). Please refer to your site engineer for specification for

appropriate vent stack design/height per site.

Urinals and any other automatically flushing apparatus should be operated in a water
conservative manner and only operate during the occupied time.

Good practice would be to monitor all water usage, using a water meter. This would alert the

caretaker of unusual excessive water usage and hence a leak

(

•

•

Please contact Molloy Environmental Systems if you require any additional information.

Yours sincerely,

K h„4

Killian Rusk B.Eng MIEI

Environmental Process Engineer

Molloy Environmental Systems

(
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The Hazel House DRAFT REPORT

vbql.I

SCOPE OF THIS REPORT

( TIle findings of thk report are the rwutt of a d%k study and geologial field interpretation.
Interpretations and conclusions included in the report are based on knowledge of the ground
conditions following dotalbd invwtigadons, as well as the ngional soils, subsoils and
bedn)ck geology, and the experiorm of the author.

Dr. Robert Meehan has prepared this report in line wtth best alnent practice and with all
reasonable skill, care and dilbenm in consideration of the limits imposed by the survey
techniqu% used and the resources devoted to it by agreement with the client. The
interpntative basis of the ooncJusions contained in this report should be taken into account
in any futuro use of this report.

Dr. Rotnrt Meehan accepts no responsibility for any matters arising if any recommendations
contained in thb dowm6nt are not aani6d out, or are partially allied out, without further
advim being obtained &vm Dr. Robert Meehan.

(
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1.0 lvrRODUCTION

Dr. Robert Meehan was retained by Mr. Brian Griffin of The Hazel House to undertake a hydrogeological
desk study, field assessment and modelling exercise as part of a risk assessment scoring methodology

forming part of a Drinking Water Safety Plan, as advocated by the World Health Organisation and adopted
by the Irish Environmental Protection Agency, for an existing on-site water supply weil at 'The Hazel

House’ caf6 and coffee shop, on Mutton Lane, Tibradden, Rathfarnham, Dublin 16 i,NGR 314130
224273)

The site is located approximately 3 km southeast of the village of Ballyboden and approximately 6.2 km

south-southwest of the village of Rathfarnham, on the northern mid-baclsope of Tibradden Mountain, at an
elevation of approximately 184-186 mAOD, and is approached by the third class 'Mutton Lane’ cul-de-sac

road at the north (Figure 1). The closest surface watercourse to the site is the Whitechurch Stream, which
flows from south to north in a deep channel approximately 100m east of the site itself (Figure 1). This

river meets the River Dodder, which itself flows southwest to northeast, just under 5 kilometres to the
north at Rathfarnham.

(

;It I SP

(

Figure 1 Location of site at 'The Hazel House’, illustrating surrounding topography and surface water
stream and river features (OS Licence EN 0057918).
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The existing development consists of a caf6, Irish craft shop, petting farm and woodwork school, which
does not provide the option of accommodation to patrons, but which serves snacks such as soups and

sandwiches, as well as teas and coffees. The maximum occupancy of the venue is two hundred persons

in one day (Mr. Niall Fitzharris, The Hazel House). using a conservative figure for water usage of 25 litres
per person per day (as per EPA, 1999), the well is expected to abstract approximately 5,000 litres per day,
or 5m3. In order to err on the side of caution, and to delineate the Zone of Contribution in as meaningful

as way as possible, the figure taken for daily abstraction was then doubled, and 10m3 per day was used
for all calculations based around the well (see Section 4.1.1 following).

The existing sewage treatment plant on the site is a conventional septic tank, which is situated in a shed
at the western end of the site, and which is regularly desludged a number of times per year.

(

The water supply from the site comes from an on-site well. Thi well is bored to approx. 73m depth, with a
pumping water level of 14.2m bgl on 7th September 2018. The well has Ultra-violet germicidal irradiation
treatment, and a filtration system.

Following the issue of a notice by South Dublin County Council, requesting that a Drinking Water Safety Plan

and associated risk assessment be completed on the site, in order to meet the requirements of the EU Drinking

Water Directive (Council Directive 98/83/EC of 3 November 1998 on the quality of water intended for

human consumption), a study of the site and it’s surrounding catchment were completed. This report
provides a description of the geological character of the site and details the nature, extent and complexity
of the geological material from the surface downwards through the mineral subsoil to the bedrock. An

assessment was completed on the on-site water supply well, and hazards in the catchment. The results
from these geological and hydrogeological field investigations, as well as the desk study, were collated to
assess the zone of contribution to the on-site water supply well, and the potential risk to the water supply
given the land use and other potential hazards in this zone, in order to score the overall risk to the water

supply on the site.

(
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2.O MrrHODOLOGy

The World Health Organisation has set out three essential components for a safe and secure drinking
water supply. These are:

e

•

•

A risk assessment of the water supply from catchment to consumer i.e. Identification and
assessment of all risks in the catchment, treatment plant and distribution network up to the tap

that may result in a risk to health and/or a breach of the required standard.

Effective operational monitoring, which means inspection of the catchment, reservoirs, treatment
plant and distribution network to detect pollution, equipment failure or chemical dosing faults;

followed by prompt and effective corrective actions where problems have been identified.
Effective management - Competent management of the supply during normal and abnormal

conditions, regular and accurate reporting of treatment plant and distribution network operations
and personnel trained and resourced to deliver clean and wholesome drinking water.

(

In setting out the Drinking Water Safety Plan for 'The Hazel House’ the following was completed.

•

e

8

•

Documentation and description of the catchment, water source, treatment works, distribution
network and the Hazel House’ premises;

Completion of a risk assessment by identifying the hazards that occur and assessing the
likelihood of them occurring at each stage of the water supply process;
Identification of control measures to minimise any unacceptable risks for each stage of the water

supply process, and;
Establishment of procedures to verify that the Drinking Water Safety Plan is working effectively
to deliver safe and secure water that meets the standards and other requirements, such as

inspections, audits and monitoring;

The objective of the report is to outline the risk to groundwater in the catchment. A conceptual site

model has been prepared using the investigations and data from groundwater/surface water sampling.
(

The methodology comprised an iterative approach advancing the knowledge and information for the
area utilising data collection, desk studies, site visits, site investigation and field mapping. Analysis of

the information collected during the studies was used to inform the risk assessment.
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3.0 SOILS, SUBSOILS, GEOLOGICAL & HyDROGEOLOGICAL CHARACTERISrATION

3.1 Topography.

The site is situated on the northern mid-backslope of the northern side of a relatively low moraine ridge, at

Tibradden, which is approximately 2.5 kilometres west-northwest of the summit of Tibra,Iden Mountain, in
the valley of the Whitechurch Stream, and northwest of Kilmashogue Mountain (Figure 1). This area of

the Dublin Mountains is characterised by deep, narrow channels hosting streams, and incis;rIg into deep
Ice Age sediments.

The land within the locality rises to 408 mAOD approx. 1.7 kilometres southeast of the site (Kilmashogue
Mountain), with the site itself situated on the gently sloping backslopes of the moraine ridge, at between a
184m and 186 mAOD.

(

3.2 Soils and Land Use

The site is mapped as being undedain by deep, well drained mineral soils derived mainly from acidic
parent material (AminDW, Teagasc/EPA, 2006). Previously, this area of County Dublin was mapped by
An Foras Ta10ntais as being characterised by soils of the Association 8 (60% brown podzolics, 20% gleys,

10% podzols and 10% blanket peats, Figure 2).

=

Legend
Association 1

{76% Pager Pod80ls. 1 5% Lithasols. 10% Blanket Pests)

A88oct8tlon &

{6tH Brown pad zoNes. zak Guys. IOK Pod2rN6. 10'4 Blanket Peat8}
Association la
{75% Grey brown Ndzolic9, 28% G leys}

The Hazel House

Figure 2: Soils geology of the site and its environs. See how the site sits within a wide strip of well
drained soils dominated by brown podzolics, whereas the majority of the area south of the caf6 on the
higher slopes is undedain by poorly drained, peaty podzol and lithosol soils (OS Licence EN 0057918).
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Brown podzolic soils are well drained and slightly leached, and generally have a well developed reddish,
iron-rich zone just below the 'A’ and 'B’ horizons. The development of brc'\yn podzolic soils is actually
primarily associated with the leaching process.

The area of the existing caf6, Irish craft shop, petting farm and woodwork school, being part of the
backslopes of a high ridge, has the potential to have soils of good drainage class within its’ topographic
bounds. As well as this, the likelihood a water table at a deeper depth than in the surrounding landscape

is quite high, as the ridge itself may have subsoil materials different in texture to those aroul IJ in the
higher areas of the surrounding mountain ridges (see sections 3.1 and 3.3).

Overall, this means that the soils within this subject site are therefore expected to be well drained mineral

soils. From this, the subsoil on the site is likely to be of high to moderate permeability, with a low
likelihood of surface water ponding and/or impeded vertical drainage.

(

The fields around the site comprise grassland, with some forest-covered ground dominant on the higher
ground to the south. There are occasional one-off houses along the roads.

3.3 Subsoil (Quatemary) Geology

The Quaternary period extended from 1.6 M.A to present day. During this period great Ice Ages took hold

in Ireland, the last of these extending from 73,000 years BP until 10,000 years BP. There were several

phases of ice flow affecting County Dublin. Within these phases, ice flowed from a number of different
centres. Ice flowing from northeast to southwest would have been the last ice to cross over the site, as

the existing glacial landforms indicate that ice flow direction during the Last Glacial Maximum was
approximately southwesterly across this portion of Southern Dublin (Warren, 1995). Following this there
was a period of deglaciation, when waterlain glaciofluvial sediments were deposited. Since deglaciation

ended, a period of post-glacial geological processes has continued until the present day, where natural

landscape processes in Ireland are dominated by the action of water.

(
The caf6, Irish craft shop, petting farm and woodwork school at The Hazel House is mapped on the
Teagasc/EPA subsoils map as being underlain by subsoil classed as 'till (boulder day) derived chiefly
from granite’. Glaciofluvial sands and gravels derived from limestones occur immediately east and south
of the site, and bedrock crops out at surface or is just below the surface along on the higher ridges around

the area (the closest being approx. 880m to the southeast). As well as this, the base of the valley of the
Whitechurch Stream to the east of the ridge hosting the site is floored by post-glacial alluvium, which is a
floodplain deposit. Blanket peats occur on high, gently sloping slopes, distant to the southeast.

The tHIs in the locality were mainly deposited at the base of the moving ice. During the advancement of
the glaciers, the weight and pressure of the ice broke the bedrock upon which the glaciers moved and

ground it down to particle sizes ranging from boulders to clay. This material was smeared by the
advancing ice on top of the pre-existing bedrock, leaving the mixture of debris material comprised of till.
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THIs are often over-consolidated, or tightly packed, unsorted and unbedded, possessing many different

particle and clast (stone) sizes, and commonly have sharp, angular to subanguiar clasts.

On the subsoil map tills are categorised according to their dominant lithological component (Figure 3).

Grain size of the matrix, or the texture of the till, is important, as this determines penneability, which is
important for soil development processes. Thus, tHIs may be described as gravelly, sandy, $ilty or clayey.

From Figure 3 it would appear that the site is located within an area of till derived from granite. This
concurs with the findings of mapping in the area around the site, where small scars and cuttings into the
topsoil and subsoil show granite dominated material. The till extends outwards from the site to the
northwest, west and southwest, and is of variable internal geometry, with pockets and layers of SAND,

SAND with gravels, silty SAND and sandy SILT within the subsurface materials. It is envisaged that, due
to their predominantly granite parent material, the till under and surrounding the site will be of moderate
permeability due to an interpreted relatively high SAND content.

(

a
Unn

Legend

Bedrock outcrop and 8utx;rop

BH derived chiefly from grantt
Glaciafluviat sands and gtavel8
derived chiefly from limestone
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Figure 3: Subsoils geology of the site and its environs. The pink depicts till derived from granites, the

green sands and gravels derived from limestone, the orange alluvium and the grey bedrock outcrop and
subcrop (OS Licence EN 0057918).
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In general it is interpreted that depths of subsoil in the area of the site are of considerable depth (>5m

across the ridge running through the site, decreasing to 3m-5m on the upper slopes of Tibradden
Mountain to the south.

3.4 Bedrock Geology

The 1:lCX),000-scale bedrock geology map of the area (Geology of Kildare-Wicklow, Sheet 1 6; GSI, 1994)

indicates that the site is underlain by granite rocks (see Figure 4). These were intrudai during the
Devonian Period (c. 405 Million Years ago) and comprise granite with muscovite phenocrysts. These
rocks are intrusive igneous rocks. The granite crops out commonly on the northern slopes of Tibradden
Mountain, to the south and southeast of the site,

X(-
n
=
ll•
\

Legend

Granite wittr mu8covite

Coan6qnirt9d granite

Porphyritic granite

Fault a
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a

b

(

Figure 4: Bedrock geology of the site and its environs. See the relatively straightforward bedrock
geometry, with all of the area around the site comprising granites of varying types (OS Licence EN
0057918).

To the northeast of the site by approx. 20am, a geological unconformity occurs and is oriented northeast
to southwest (Figure 4). The bedrock northwest of this line is coarse-grained granite; to the distant
southeast, a change to porphyritic granite also occurs. The bedrock for several hundred metres around
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the site is all of the same type though; the granite with muscovite phenocrysts. The only geological fault in

the general area occurs approx. 1.3 km to the southwest (Figure 4).

3.5 Hydrogoology

3.5.1 Groundwater Body and Status

The environs of Hazel House are located in the Kilcullen Groundwater body. The Kilcul Jen Groundwater

body is currently classified as being of 'Good Status’ owing to it’s overall chemical status. The

groundwater body descriptions are available from the GSI website: www.gsi.ie and the 'status’ is
obtained from the EPA Envision website.

3.5.2 Groundwater Flow

Groundwater is defined as water that moves through and is stored within sub-terrain geological strata and
flow direction follows topography.(

i
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Figure 5: 1nterpreted general groundwater flow directions under the land at The Hazel House, using
contours from the O.S. Map and surface water stream and river flow directions. Conceptually, flow should
generally be towards the Whitechurch Stream, towards the east-northeast and northeast (OS Licence EN
005791 8).
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From examination of the Ordnance Survey 1:50,000 map, the local topographic groundwater divide runs
south to north just to the west of the site (Figure 5). From this, it would 5snerally be interpreted that
groundwater flow was under the site from this divide towards the nearest rivers and streams; ie. to the

east-northeast, towards the Whitechurch Stream at the base of the valley to the eas! (Figure 5).

This general flow seems to be in evidence as the water levels in the well on the site, which rested at

14.2m below ground level on 7th September 2018 at 11.30, was therefore at minimum 168.8 m AOD, and

the water in the stream to the east is at approx. 166 m AOD from examination of the Ordnance Survey
maps of the locality. This shows that the gradient is strongly northeastwards, towards the Whitechurch
Stream

3.5.3 Alutfer Classtfiation

The aquifer potential of a bedrock unit is determined by the groundwater productivity and the
productivity is based on hydraulic characteristics compiled from borehole data throughout the country.
The national aquifer map of Ireland produced by the Geological Survey of Ireland has classified the

granites, which underlies the site, as a poor bedrock aquifer (PI, see Figure 5).

(

b8drwk aquIfer rPI)

'The Hazel House

(

Figure 6: Aquifer map of the site and its environs (OS Licence EN 0057918).
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This is an aquifer with a limited and relatively poorly connected network of fractures, fissures and joints,
giving a low fissure permeability which tends to decrease further with depth A shallow zone of higher
permeability may exist within the top few metres of more fractured/weathered rock, and higher
permeability may also occur along fault zones. These zones may be able to provide larger 'locally
important’ supplies of water. In general, the lack of connection between the limited fissures results in
relatively poor aquifer storage and flow paths that may only extend a few hundred metres.

Due to the low permeability and poor storage capacity, the aquifer has a low 'recharge acceptance’.
Some recharge in the upper, more fractured/weathered zone is likely to flow along the relatively short

flow paths and rapidly discharge to streams, small springs and seeps. Groundwater discharge to
streams ('baseflow’) can significantly decrease in the drier summer months.

(

There is a paucity of hydrogeological information from the GSI Kilcullen Groundwater Body sheet, of

which the Hazel House locality forms part. There are no data on the aquifer coefficients for the rocks in
this area. Pumping tests conducted in County Wicklow show that the Ordovician rocks classified as LI
aquifers, have moderately good transmissivities (-30m2/d) in places. The granite and the Silurian rocks

are expected to be less permeable except in local zones. In addition to the variety in these rock types

there is also the fact that the topography is very varied over the area, with mountainous granite areas in
the west and areas of lowlying land towards the coast. The topographic slope will influence the hydraulic
gradient in the aquifer, which in turn will determine the velocity and volume of groundwater flow. The GSI-

EPA Publication on 'Irish Aquifer Properties - a reference manual and guide’ (Kelly er al., 2015) suggests
that poorly productive aquifers (Pl) have transmissivity values in general averaging at between 10 and 165
m2/d

Groundwater flow occurs mostly in a shallow upper weathered zone, deeper groundwater flow is
possible along fractures, joints and major faults. Recharge occurs diffusely through the subsoils and via
bedrock outcrops. There are large areas where the rock is close to surface, which would suggest high
potential recharge values, but calculations must consider the effect of rejected recharge from the lower
permeability rocks. The aquifers within the groundwater body are generally unconfined, but may

become locally confined where the subsoil is thicker and/or lower permeability. Groundwater flow is

considered to recharge and discharge on a local scale. Drainage density values suggest shorter flow
paths in the granites than on the flatter Lower Palaeozoic rocks. Groundwater discharges to the
numerous small streams crossing the aquifer, to springs and seeps

(

3.5.4 GroundwaterVulnerability

Groundwater vulnerability is a term used to represent the intrinsic geological and hydrogeological
characteristics that determine the ease with which groundwater may be contaminated by human activities.

The vulnerability of an aquifer is defined as the ease with which infiltrating water and potential

contaminants may reach groundwater in a vertical or sub-vertical direction. It is dependant on
permeability and thickness of the subsoil.
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A vulnerability map for the area has been completed for County Dublin by the GSI (Figure 7). The
vulnerability of the underlying groundwater to contamination from surface ac’,!vities is ranked as 'high’ to

'moderate’ in this locality. When the general smooth topography of the IOcaIIty. allied with the scars in
topsoil and subsoil around the site which show at least 1.4m depth subsoil above bedrock, are taken into

account, the vulnerability is definitely not 'Extreme’ and the 'High’ to Moderate’ classification seems proper
for the site.

Using a conservative approach, the general Groundwater Protection zone is therefore Pl/H under the site.
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Figure 7: Groundwater Vulnerability Map of the site and its’ environs (OS Licence EN 0057918).

3.5.5 Recharge

The term 'recharge’ refers to the amount of water replenishing the groundwater flow system. Recharge is
generally estimated on an annual basis, and is assumed to consist of an input (i.e. annual rainfall) less

water losses (i.e. annual evapotranspiration and runoff). In areas where point recharge from sinking
streams etc. is discounted (as around Tibradden), the main parameters involved in recharge rate
estimation are annual rainfall, annual evapotranspiration, and annual runoff.
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Diffuse recharge will occur via rainfall percolating through the subsoil or through areas of outcropping
rock. The proportion of the effective rainfall that will recharge the aquifer is determined by the
permeability of the soil and subsoil, and by the slope. The relatively deep 'high’ !o 'moderate’ permeability
subsoil of the Tibradden locality will only to a small degree restrict percolation of recharge to the aquifer.

The National Recharge Map produced by the Geological Survey of Ireland (GSI, 2013) has classified the
subject site as having a recharge rate of 100 mm per year.

3.5.6 Groundwater Protection Response

From the above, and based on the groundwater vulnerability and aquifer category under the site, the
general groundwater protection response for the site, with respect to the discharge of domestic
wastewater to groundwater, is deemed to be R1, namely:

(
' Acceptable subject to normal good practice (i.e. system selection, construction, operation and
maintenance in accordance with the EPA Code of Practice (2009)’

3.6 Hydrometoorokuy

Developing a threedimensional conceptual model of the hydrogeology of a site requires an
understanding of general hydrometeorological patterns across the area of interest. The information
presented below was obtained from Met Eireann.

Annual Average Rainfall: 1066 mm. The contoured map of rainfall data in Ireland (Met Eireann website,
data averaged from 1981-2010) shows that the source is located between the 1000 mm and the 1200

mm average annual rainfall isohyets. The closest meteorological (rainfall) station is at Rathfarnham
Castle only 5 km away from the Hazel Estate village, with a 30-year (1961-1990) average annual rainfall
of 1066 mm.

(

Annual evapotranspiration losses: 450 mm. Potential evapotranspiration (P.E.) is estimated to be 475

mm/yr (based on data from Met Eireann). Actual evapotranspiration (A.E.) is estimated as 95% of P.E.,
to allow for seasonal soil moisture deficits.

Annual Average EffecXive Rainbll: 616 mm. The annual average effective rainfall is calculated by
subtracting actual evapotranspiration (450 nlm) from rainfall (1066 mm).

3.7 Potential sources of groundwater contamination

The septic tank serving the site is situated approx. 30m due west of the source borehole. This is
alongside with respect to groundwater flow (See Section 3.5.1) and the recommended minimum distances

between an alongside domestic well and a wastewater treatment system is 25m (DoELG el al, 1999);
thus this distance is adhered to
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To the northwest by approx. 40m, a gravelled area has parking spaces for a number of vehicles, and

these may leak fuel or lubricants.

The land surrounding the site is covered in pasture land, which grazes sheep and caBle. Any spraying of
this pasture is potentially a source of diffuse contamination, though as the agriculture is non-intensive, this
is unlikely.
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4.0 ZONEOFCONTRIBtrrION TO ON41TE WATER SUPPLY WELL

4.1 Sourm Protoction and Time of Travel

The objective of all Source Protection Zones is to provide protection by placi IIg tighter controls on
activities within all or part of the zone of contribution to a source. The source proTection areas are
recommended for delineation by the GSI: an Inner Protection Area (SI) and an Outer F’;'9tection Area
(SO). The SI is designed to protect against the effects of human activities that might have a,'! immediate
effect on the source and, in particular, against microbial pollution. The boundary of the SI is deflned by a

100-day time of travel (TOT) from any point below the water table to the source. The 100-day TOT limit is
a conservative limit chosen to allow for the heterogeneous nature of Irish aquifers and to reduce the risk of
pollution from bacteria and viruses, which can live longer than 50 days in groundwater.

4.2 Boundaries of Zone of Contribution

The boundaries of the Zone of Contribution (ZOC) are based on hydrogeological mapping and are
described as follows.

(

For the borehole, the main groundwater flow direction is interpreted as from southwest to northeast. The

western boundary of the ZOC extends to the top of the ridge to the west of the on-site borehole source,

beyond which groundwater will flow westwards away from the borehole. The eastern boundary of the
borehole ZOC is the distance downhill (down-gradient) that groundwater is drawn back towards the
pumping borehole, and is based on groundwater flowlines, aquifer properties and water balance

equations (see following section).

The northern and southern boundaries of the borehole’s ZOC are determined by the interpreted
groundwater flowlines to the borehole within this type of aquifer system, which are estimated using data
from the desk study.

(

4.2.1 Uniform Flow Equation

Given the relatively gentle topography around the on-site borehole, the Uniform Flow Equation (Todd,
1980) was used to determine the maximum downqradient distance that the boreholes can pump water
from, as follows:

The down-gradient distance, xl = Q / (2n * T * i ) where
Q is the daily pumping rate +/- X%
T is Transmissivity (based on the aquifer hydraulic characteristics)

i is background non-pumping hydraulic gradient

Where the pumping rate is an absolute maximum of 10 m3/d as at the on-she borehole at The Hazel

House (Section 1), the transrnissivity is assumed to be 10 m:2/d (Section 3.5.3) and the hydraulic
gradient down-gradient of the source is estimated at 0.016 (2.8m/175m, see Section 3.5.2), the
equation indicates that the possible down-gradient ZOC extent is approximately 10 m.
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Using the Uniform Flow Equation for the upgradient distance, the calculations read

Half the upgradient width, YL = Q / (2 ' T * i ) where

Where the pumping rate is an absolute maximum of 10 m3/d, the transmissivity is assumed to be

10 m2/d and the hydraulic gradient is estimated at 0.016, the equation indicates that tIle possible up-
gradient width of the ZOC is approximately 65 m.

Note:

This uniform flow equation is derived for a homogeneous porous aquifer. At best these ideal conditions

are only loosely approximated in a 'PI’ aquifer, such that the calculated distance may underestimate or
overestimate the actual conditions.

(

4.2.2 Recharge and Water Balanoe

The recharge and water balance calculations are used to support the hydrogeological mapping and to
confirm that the ZOC delineated is big enough to supply the quantity of water at the source.

The area of the ZOC delineated using hydrogeological mapping is 0.0394 km2 for the on-site borehole
(Figure 10). Based on the water balance, the topographic catchment of the boreholes is just greater

than that required to support the normal abstraction rate of 5 m3/d, plus a 100% margin of error (i.e.
10m3/d). The inclusion of the 100% margin of error allows for minor variations in groundwater flow
direction and dry weather flows ie. periods of lower rainfall. These calculations assume that the
recharge rate is 100 mm per annum across the entirety of the source’s ZOC area, as the boreholes

abstract water from an 'PI’ aquifer with a 'natural recharge capacity’ limit.

4.2.3 Inner and Outer Pnrtection Areas

Assuming a perrneability of 1.16 x 104 m2/s (0.16m / d, which is 10m2/d transmissivity / 59 m saturated

thickness, which is the saturated depth of the borehole, see Sections 1 and 3.5.2), a hydraulic gradient of
0.016 and an effective porosity of 0,05 for the aquifer, the 100-day TOT boundary can be estimated at 5 m

from the pumped well. This is still within the concreted, yard area adjacent to the borehole, and from

section 3.7 above it can be seen that while potential sources of contamination are located alongside and
down-gradient of the supply borehole they are located well outside the SI and, as such, are not envisaged
to pose a threat to the integrity of the water supply. This is reflected in the results of historical water
quality analysis of the samples taken from the supply borehole which did not exhibit any signs of
contamination by organic matter.

(

The SO covers the remainder of the ZOC to the borehole. The zone of contribution is the groundwater
catchment area that contributes water to the well and is the area required to support the abstraction from

long-term recharge. An approximate estimate of the ZOC to the borehole can be made by calculating the
recharge area necessary to sustain the annual pumping volume. For the proposed daily pumped usage,
of 10m3/day, and an average recharge value of 0.lm3/m2/yr (Section 3.5.5) the zone of contribution is 0.39
km2. As this proposed yield of 10 m3/day is over twice the estimated daily requirement of the proposed
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development, it is envisaged that the actual ZOC to the supply borehole for the development will be much
smaller.

Using these calculations, the likely area of the ZOC to the borehole contributing 10 m3/day for the
development is in the order of 0.038 km;z. This equivalent to a circular area of just ovei' 112m radius, but

as the ZOC is likely to be asymmetrical in the up-gradient direction from the well, it extends out to the
south as shown in Figure 10. The ZOC has been made slightly larger than the 0.038 km2 required to

sustain it. The location of the ZOC means that pumping from the well is likely to draw groundwater from
beneath the two fields to the south of the site, as well as from under some of the area around the yard
itself, including the portion of the site hosting the septic tank.

(-

(

Figure 10: 1nterpreted Zone of Contribution, and consequent Inner Protection Area, for borehole at The

Hazel House (OS Licence EN 0057918). Groundwater flow directions are again shown. The Inner
Protection area (SI) is outlined as a red circle, with the wider ZOC (SO) shown within a green line. .

While it is likely that the septic tank itself may be located within the zone of contribution to the well,
importantly this is located outside the inner protection area. It should be noted that the TOT from the tank,

which is situated alongside of the well to its’ west, would be at worst case scenario in the region of 200
days. As enteric bacteria are not known to persist for longer than 100 days in groundwater it is envisaged
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that neither the on-site septic tank, nor none of the other potentially polluting features around the facility,
will therefore not present a risk to the on-site water supply borehole.
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Figure 1 1: Outline conceptual hydrogeological model of the Hazel House site.
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5.O GROUNDWATER RISK SCREENING MrrHODOLOGY

One of the main methods/approaches to protect groundwater in Ireland is through the use of

Groundwater Protection Schemes (GSI/DEHLG/EPA, 1999), which involves deIIneation of groundwater
protection zones. These zones are sub-divided into source protection zones, which encompass the

catchment area of the groundwater source, and aquifer (resource) protection areas, which are the

remaining areas. These zones have been outlined in Section 4 above.

5.1 Salru - Pathway - Re@ptor Conoeptual Model

A conceptual site model (CSM) is required for all groundwater sources at the start of the application of

the risk screening methodology as it can be used to identify all possible sources and pathways as well
as the processes that are likely to occur along each Source-Pathway-Receptor (S-P-R) linkage.

(

•

•

Source factors include the principle sources of Cryptosporidium'\r\ the source protection area,
and need to be identified on a catchment basis. The majority of human infections are caused by

C. hominis and the cattle genotype a parvum.

Pathway factors include recognition of the inherent geological and hydrogeological factors that
occur within the source protection area that influences the relationship between the source and
the receptor need to be examined. The hydrogeological setting determines the likelihood of

transmission of the Cryptosporidium tram the source to the receptor. The aquifer type or
groundwater flow regime is important as under rapid flow regimes (such as in karst aquifers)

travel time is more rapid than with lower flow rates (such as in poorer aquifers). Respecting the
groundwater vulnerability category, owing to the small size Cryptosporidium oocysts, these are
more efficiently removed during passage through deep soil and subsoil and where vulnerability
is not 'Extreme’. Connectivity between surface water and groundwater, through the presence of

karst features (e.g. swallow holes, sinking/loosing streams) is also important in terms of the
pathway. .
Receptor factors. The type of water source and the protection afforded to it influences the risk of
contamination of the supply ia whether the supply is a spring or a dug or deep, bored well. The

population served by the supply is also an important factor that is taken account of during the
risk screening methodology. Welthead protection factors are also important.

•

(

The categorisation of risk class depends on the final risk screening score. The same classification
system shown in Table 1 below is used for both the surface water and groundwater risk screening

methodologies in Ireland (EPA, 2010).

Final Risk Assessment ScoreWater Supply Risk Classtfim don
> 100Very high risk

76-1 00High risk
50-75Moderate Risk
< 50Low Risk

Table 1 Water Supply Risk Classtfimtion.
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5.2 S<nroe Factors at nIe Hazel House

5.2.1 Animals, agHalttural pracUws and discharges in the Catchment
From Figure 10, it is seen that much of the ZOC is under pasture. Cattle are soinetimes grazed in this
area, but the majority of the time, sheep occupy the fields. Cattle are stocked, in this low intensity

agricultural setting, at less than or equal to one livestock unit per hectare of forage area.

Table 2 below shows the various risk scores for various animal species,

Table 2 Animals risk score

Pressure factor
I ent Score Actual Score for The

Hazel House
L

unit per hectare of forage area

Cattle or calves at greater than or equal to one
livestock unit per hectare of forage area
No cattle or calves in the catchment

5 5

(

10 0

0 0

Sheep or lambs at less than or equal to
livestock unit per hectare of forage area

Sheep or lambs at greater than or equal to
livestock unit per hectare of forage area
No sheep or lambs in the catchment

one

one

5

10

0

2

0

5

0

0

0

Wild or farmed deer in the catchment

No wild or farmed deer in the catchment

Pig farms in the catchment

No pig farms in the catchment

2

0

4

-2

2

0

0

n/a

n/a

0

11

Animals have direct access to sinking streams

Fencing preventing access to sinking streams
(

High numbers of birds

Any other farmed animal or bird
Total for Section 1

Table 3 below shows the various risk scores for various agricultural practices.

Table 3 Agricultural pracUoes risk score.

factor

Slurry spraying in the Source Protection Area

Dung spreading in the Source Protection Area

Slurry or dung stores

Risk Assessment Score
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Sheep pens or cattle gheds

Lambing or calving in the catchment

Full compliance with the Agricultural Practice
Regulations, verified by Inspectors
a

Table 4 below shows the various risk scores for discharges within the Zone of Contribution.

Table 4 Discharges risk scores

Pressure factor
I

Hazel House
r

treatment systems $ 100 PE

r

treatment systems > 100 PE
On-site wastewater treatment systems an known to
be functioning propedy
a

The combined risk score for The Hazel House from Source Factors is therefore 20.

5.3 Pathway Factors at The Hazel House

5.3.1 Geology and hydrogeology
Role of Aquifer Category. In Ireland, the bedrock aquifers have fissured permeability and the flow is

through fractures, fissures and in the case of karst, through conduits. This implies that there is very little,

if any, attenuation after a contaminant reaches the bedrock. In the case of sand and gravel aquifers,
which have an intergranular permeability, some filtering of the groundwater may occur depending on the

grain size of the sands. The rate of flow of the groundwater in these aquifers varies from very rapid in
karstified aquifers to slower in poor unfractured aquifers. Work carried out by the Geological Survey of

Ireland and the River Basin District Project (RBDs) in relation to the implementation of the Water
Framework Directive (WFD) has resulted in aquifers being grouped into four groundwater body types
based on similarities in flow regime - karstic aquifers, gravel aquifers, productive fracture aquifers and
poorly productive aquifers.

(

Role of Vulnerability Category. The overlying subsoil, depending on its lithology and thickness, may
provide some protection for groundwaters. The type and thickness of subsoils are factors that have
been used to develop groundwater vulnerability maps in Ireland. These are used along with the aquifer

maps to delineate groundwater protection zonation maps, which form part of a county Groundwater
Protection Scheme. Areas where there is less than 3m of subsoil are described as extremely vulnerable

and do not provide a lot of protection to the underlying groundwater. Karst features provide a direct
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connection between surface and groundwater (e.g. sinking streams, swallow holes etc.) and are also
afforded an extreme vulnerability classification. In general it is considered that the overlying subsoil
(>3m thickness) provides very good protection of the groundwater as the time OT travel through the

subsoil is much greater than the die off time for Cryptosporidium .

As there is variability in both the aquifer type and vulnerability across the source protection area some
element of professional judgement is required to allocate the appropriate risk score. It is advisable that

source protection zone that is predominant over the inner and outer source protection area is used,
however, a conservative approach should be taken and the decision making process documented. The
total score for pathway factors consists of one score from the matrix in Table 5 below (no adding of
scores). The scores in Section 5a relate to supplies where the source protection zones have been
delineated in accordance with the GSI methodology; as the vulnerability in the Inner Source Protection

Area (SI) at The Hazel House is 'High’, that score is relevant from Table 5. The scores in Section 5b
related to the estimate catchment of a supply that has not been sub-divided into Inner and Outer Source

Protection Areas (this does not apply to 'The Hazel House’.

(.

Table 5 Geology / hydngeology risk scores

Pathway FacXor
t
Rating I Area

VI

o

fo Karst

(Rk / Lk)

Flssured

(Rf / Lm)

ma
Gravel

(Rg / Lg)
0

m
Important

(LI)
2

Poor (Pl
and Pu)

2Extreme (0-
1 m)

x

3m)

High
Moderate

Low

Total br Section 4

4

2

2

0

4

2

2

0 0 0 0

(

.30.30.30.30.30.30 .30

-45 -4545 4545,45 -45

.50.50 .50.50.50.50 .50

-30

There is an additional risk to groundwater where there is a direct link between the surface and
groundwater; this is where the protecting subsoil (unsaturated zone) is by-passed. This occurs where
there are sinking streams or swallow holes, which are karst features. As the bedrock type at and around
the Hazel House is granite, there are no karst features in this general region.

The combined risk score for The Hazel House from Pathway Factors is therefore -30.
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5.4 Receptor Factors at the Hazel House

5.4.1 Water Sourm Type and sanitary pHytec:tion

Groundwater sources may present a risk from Cryptosporidium, particularly as they receive minimal
treatment in most cases. The different water types have inherent risks associated with them and so they
have different scores.

mc aTSoorefor

The Hazel House
0

0

0

I

Table 6 Water sourm risk scores

Receptor Factor ms

Spring

Well (<3m depth of well)

Borehole (>3m depth of borehole)
Well field
O

Additional protection should be given to a groundwater source at the point of abstraction. In the case of
a spring supply access to the spring itself should be prohibited and appropriate secure fencing and
covering put in place. In the case of a borehole or well the immediate area around the borehole should

be constructed in such a way as to prevent any by-pass of the subsoil and to prevent any contaminated
material or liquid getting into the groundwater through the water supply structure Li.e. through the
wellhead or casing).

Table 7 Sanitary protection risk soorw

Remptor factor

Inadequate protection of spring source
Spring receptor adequate protection

Risk Assessment
Soore

Actual Score for The
Hazel House

(

0

Borehole with known or suspected poor casing integrity, or

no grouting
Borehole with suspected, not proven, good casing integrity
or grouting

Borehole with proven good casing integrity and good
groutirlg

12

4

0

4

Headworks in outside chamber and/or below ground level -
liable to flooding or leaking structure

Headworks in outside chamber but sealed and dry

Headworks with cover flush to floor but imperfectly sealed
Headworks with completely sealed raised cover
a

12

9

6

-8

6

10
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5.5 Combined Source +athway4emptor risk suns at the Hazel House

The combined groundwater source - pathway receptor risk score for the Hazel House can be seen
following in Table 8.

Table 8 Groundwater Sourm - Pathway - Remptor Risk soores
e
Animals in the catchment

Agricultural practices within the catchment

Disch®emM==mmHG
Catchment Source Protection Area Inspections
Geology / Hydrogeology
By-pass of unsaturated zone
Water source type
Sanitary protection of groundwater supply

Total Groundwater Souru - Pathway nowptr>r Risk Score

e

5.6 Risk management factors - Water treatment scores
It is well established that some treatment processes are much more efFective in removing

Cryptosporidium, and therefore reducing the risk, than others. Membrane filtration is particularly
effective when the membrane is capable of removing or retaining particles greater that one micron
diameter. The Drinking Water Inspectorate publishes lists of membrane products that achieve this

performance. Ultraviolet disinfection can also be an effective means of inactivating Cryptosporidium
oocysts but only where there is adequate pre-treatment or where there is a clear groundwater source.

Table 9 Water treatment processes risk scores

Risk factor
Risk Assessment

Score

16

15

16

,2

KauaI goore for Tbe
Hazel House

(

Disinfection (not including UV)
UV Inactivation

Membrane filtration (DWI approved)
Membrane filtration (Not DWI approved)
Total for Section 9

5.7 Final risksoore

The final risk score, which is discovered by summing the Source - Pathway - Receptor Risk Score with

the Water Treatment Risk Score, is therefore -7, which is less than 50 (see Table 1) and meaning the
weBLwaterrlSk cIalsIr alion is of 'Low Risk’
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6.O CONCLUSIONS

e

@

The soil under the site is of either a well drained brown podzolic or a we!! drained podzol (with an

associated leached 'B2’ horizon).

The soil under the site is hosted at the top of a well drained, unmottled subsoil which is variable
in its internal composition and comprises units of gravelly SAND, sandy SILT, silty SAND and
SAND, which dominate the subsoil across the site to 1 .4 m+ depth.

8

@

e

The bedrock under the entirety of the site is expected to be over 3 m deep below ground level,
and is proven to be >1.4 m deep across the majority of the site.

This bedrock at depth is of granite which is a poorly productive aquifer.

The locality has a high groundwater vulnerability rating, owing to the moderately deep depths of
subsoil above bedrock, and the 'high’ to 'moderate’ permeability rating of the subsoil.

(

e

•

e

Groundwater flow under the site is downslope, to the northeast and east-northeast and towards
the Whitechurch Stream at the base of the valley to the east of the site.

This groundwater is at a relatively deep depth under the area of the site.

Recharge in the area (the amount of rainfall seeping into the soil and subsoil to groundwater) is

expected to be no more than 100 mm per year.

• The Source - Pathway - Receptor Risk scores for 'The Hazel House’ site sum to &

@ The Water Treatment Scores for the The Hazel House’ site sum to -15

• The final risk score, which is discovered by summing the Source - Pathway - Receptor Risk
Score with the Water Treatment Risk Score, is therefore g.

This is Ms than 50 ( see Table 1) which means the overall water risk classtfiation af the water
supply borehole on the site is of 'Low Risk’.

(
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NOTES:

The findings of this report are the result of a desk study and basic geological field interpretation and conceptual modelling.

Interpretations and conclusions included in this report are based on knowledge of the ground conditions, the regional soils,

subsoils and bedrock geology, and the experience of the author. Dr. Robert Meehan has prepared this report in line with best

current practice and with all reasonable skill, care and diligence in consideration of the limits imposed by the survey techniques

used and the resources devoted to it by agreement with the client. The interpretative basis of the conclusions contained in this

report should be taken into account in any future use of this report.

Neither the whole nor any part of this report or any reference thereto may be included in any document, circular or submission,

without our prior written consent as to the form and context in which it appears. ThIs report is for the use solely of the party to

whom it is addressed and no responsibility is accepted to any third party.

(

All information supplied by the Client, the Client's staff and professional advisers. local authorities, other statutory bodies, investigation
agencies and other stated sources is accepted as being correct unless otherwise specified.

This report is not a design specification for surface water or foul water drainage systems and as such should not be used as one.

All data and methods of analysis presented are, to the best of my knowledge, valid at the time of report generation.

Areas presented, off site distances and elevations are normally computed from Ordnance Survey maps and GIS architecture, and not

from physical surveys. Tbey are approximate unless otherwise stated.
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Appendix A
Photographs of salient features on-site
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Plate 1: The water supply well on the site; see the sewn up and plinth slightly above ground level.

Plate 2: The chamber housing the borehole.
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(

Plate 3: Clmoup aF the tx>rehole, with dry surrounds and steel wing on the tx)re.

(
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John Loney
Brooklands
Barrettstown Road
Newbridge
Co. Kildare
W 12C625

04-Sep-2026

NOTIFICATION OF DECISION TO REFUSE PERMISSION
Planning & Development Act 2000, as amended

Order Number P/1782/26

Register Reference
D26A/0190/WEB

National Portal Reference: 120000091715

Date of Order 04-Sep-2026

Date Received 11-Mar-2026

Applicant:
Development

Neal Farrell
Change of use permission from commercial
use back to residential use for single storey
cottage and permission to extend over and to
the rear of cottage to create a 2 storey
dwelling unit.
Blackberry Lodge, Mutton Lane, Tibradden,
Dublin 16, D16NY76

Location :

Floor Area:
Time Extensionup to and including:
Additional Information
Requested/ Received :

AdditIonal Informational-May-202609-Aug-
2026

(

Dear Sir / Madam

In pursuance of its functions under the above mentioned Act, Dan Laoghaire-Rathdown County
Council, being the Planning Authority, did by Order dated as above make a decision to REFUSE
PERMISSION in respect of the above proposal.

For the avoidance of doubt the reasons and recommendations set out in the planners report
were generally adopted as set out in the Executive Order, this can be viewed at the Council
Offices or the Council website.

For the 2 reason(s) on the attached numbered pages.

Please note that, in accordance with Section 251 of the Planning and Development Act 2000, as
amended, "where calculating any appropriate period or other time limit referred to in this Act or
in any regulations made under this Act, the period between the 24u' Day of December and
the first day of January, both days inclusive, shall be disregarded".
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Signed on behalf of DCIn Laoghaire-Rathdown County Council.

TrCc£w Realy

for Senior Executive Officer

RECOMMENDATION
I recommend that a Decision to REFUSE PERMISSION is made under the Planning &
Development Act 2000, as amended for the following reason(s):-

(
1. The Applicant has not demonstrated that the proposed dwelling is required to
accommodate a person whose principal employment is intrinsically linked to the rural area, or
that the Applicant's employment or business is location-dependent and contributes to or
enhances the rural community to the extent necessary to justify a second additional dwelling
on this landholding. It is therefore considered that the proposed development would not
comply with Section 4.3.1.6. Policy Objective PHP23: Management of One-off Housing, Section
12.3.10 One-Off Housing in the Countryside nor Section 12.3.10.1 Suitable Sites of Dan
Lnoghaire-Rathdown County Development Plan 2022-2028.

2. The proposed dwelling would not be served by the minimum quantum of private open
space required under SPPR 2 and would consequently provide an inadequate standard of
residential amenity for future occupants. The subject development would therefore set a
negative precedent for the area, where the objective is to protect and improve rural amenity.
The development would therefore be contrary to the proper planning and sustainable
development of the area

SUBMISSIONS/ OBSERVATIONS
NOTE (1): in deciding this planning application, the planning authority, in accordance with
Section 34 (3) of the Planning & Development Act, 2000, as amended, has had regard to any
submissions or observations received in accordance with the Planning and Development
Regulations 2001 - 2010, pertaining to this application.

(

REMOVAL OF SITE NOTICE
NOTE (2): The applicant is reminded that in accordance with Article 20 of the Planning and
Development Regulations 2001 - 2012, any site notice erected or fixed pertaining to this
application shall be removed (if not already done so) following receipt of this notification .
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FURTHER NOTES

APPEALS
This decision of the Planning Authority does not authorise works to commence and may be
appealed to An Bord Pleanala by an Applicant or any person who made submissions or
observations in writing in relation to this application to the Planning Authority.

A person who has an interest in adjoining lands in respect of which permission has been granted
and who did not make a submission or observation under Section 37(6)(a) of the Planning and
Development Act, 2000, as amended, may apply to the Board for leave to appeal the decision
of the Planning Authority. Appeals should be sent to:

The Secretary,
An Bord Pleanala,
64 Marlborough Street,
Dublin I.

(

Tel: O1-8588100

Every appeal must be made in writing and must state the subject matter and full grounds of
appeal. It must be fully complete from the start.

The Board must receive an appeal within four weeks, beginning on the date of the decision set
out above. A Third Party appeal will be invalid unless accompanied by the prescribed fee and a
copy of the receipt from the Planning Authority in respect of a submission/observation.

GRANT OF PERMISSION
In the case of a notification of a decision to Grant Permission, where no appeal is received by
An Bord Pleanala against the decision, a PERMISSION will be granted by the Council as soon as
may be after the expiration of the period for the making of an appeal.

REFUND OF FEES - REPEAT PLANNING APPLICATION
Provision is made for a partial refund of fees in the case of certain repeat applications submitted
within a period of twelve months where the full standard fee was paid in respect of the first
application where both applications relate to developments of the same character or description
and to the same site. An application for a refund must be made in writing to the Planning
Authority and received by them within a period of 8 weeks beginning on the date of Planning
Authority's decision on the second application. Please consult the Planning & Development
Regulations, 2001-2010, for full details of fees, refunds and exemptions.

(
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DOn Laoghaire-Rathdown County Council
LOCAL GOVERNMENT ACTS 1925 - 2014

RECORD OF EXECUTIVE BUSINESS CHIEF EXECUTIVE'S ORDERS

Reg. Reference:
Name & Address:

D26A/0190/WEB Date Received : 11-Mar-2026
John Loney, BROOKLANDS, BARRETTSTOWN RD, NEWBRIDGE CO.
KILDARE. W12C625
Change of use permission from commercial use back to residential
use for single storey cottage and permission to extend over and to
the rear of cottage to create a 2 storey dwelling unit
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76
Neal Farrell
Perrnission
Senior Planner West

Development:

Location :
Applicant:
App. Type:
Decision Level:

(

Report
(Deirdre McGennis)

Signed:
Case Planner

Dated:

Planners Report

Ref: D26A/0190/WEB Case Officer: DMG

Site Address: Blackberry Lodge, Mutton Lane, Tibradden, D16NY76.

SITE DESCRIPTION
The subject site is located on the western side of Mutton Lane and the northern side of
Tibradden Lane. Ther subject site consists of a single storey detached cottage with a flat roof
known as Blackberry Lodge. The existing property is set back from the public road and is
served by pedestrian access and amenity space to the front, The sIte is not served by any
allotted car parking spaces. The site is currently in commercial (office/storage) use ancillary
to the larger site’s use – caf6/joinery school/joinery.

(

It is noted that the subject site is part of a larger site, containing joinery school, caf6, joiners
and shop, which is not part of the red line boundary of this application.

The subject site is bounded by Delamalne Cottage, a two-storey dwelling to the rear, which
is accessed from the southern side of the site off Mutton Lane and joinery school/shop to the
North

The streetscape of Mutton Lane and Tibradden Lane in the vicinity of the subject site is
characterised by one off rural houses, farmland and a craft farm associated with The Hazel
House and Gerry Farrell Joinery.

The stated site area is 0.019 Ha.
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DOn Laoghaire-Rathdown County Council
LOCAL GOVERNMENT ACTS 1925 - 2014

RECORD OF EXECUTIVE BUSINESS CHIEF EXECUTIVE’S ORDERS

PROPOSED DEVELOPMENT
The proposed development, as stated and as indicated on plans submitted, would comprise
the following works :

+ Change of use from commercial use back to residential use for a single storey
cottage .

e Permission to extend over and to the rear of cottage to create 2 storey dwelling.

( SITE NOTICE
Site Notice in place and legible on inspection.

SUBMISSIONS / OBSERVATIONS
No third-party submissions/observations were received .

PLANNING HISTORY
Subject site
D21A/0670: Permission was REFUSED by the Planning Authority at the subject site (incl.
larger land holding) for (a) The construction of a new replacement dwelling, part two storey
and part one and a half storey, with access off Tibradden Lane to accommodate our resident
Farm Manager Ruth Farrell and her family. The proposed house would replace an existing
flat-roof sub-standard structure off Mutton Lane, currently used by Ruth Farrell and family as
their only dwelling. The proposed works would involve new vehicular access off Tibradden
Lane and the connection to the existing waste water treatment works on the site. (b) Change
of use and conversion of the existing flat roof dwelling on Mutton Lane referred to in (a)
above from residential use to use for storage and office use. The proposed uses would be
ancillary to the existing uses contained within the area outlined in red on the plans
accompanying this application.

(

This was subsequently appealed to An Bord Plean61a (Reg. Ref. ABP-311601-21) and
subsequently GRANTED.

Note: Condition 2 states ' Upon first occupation of the new dwelling the subject of this
permission, the use of the existing dwelling (Blackberry Lodge) shall be restricted to use for
office/storage purposes associated with the adjoining cornmercial activity on site . Reason: in
the interest of clarity’.

Condition 3 states that 'the existing front boundary hedge shall be retained except to the
extent that its removal is necessary to provide for the entrance to the site’.

D20A/0965: Permission was REFUSED by the Planning Authority at the subject site (incl.
larger land holding) for a) Change of use from a residential 2 bed unit to office administration
and storage use on Mutton lane Tibradden and b) Construct a new 1+ half storey house with
proprietary wastewater treatment with access off the Bbradden Lane and all associated site
works as part of the Gerry Farrell Joinery works

Note : Reasons for Refusal :
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RECORD OF EXECUTIVE BUSINESS CHIEF EXECUTIVE'S ORDERS

Having regard to the site’s zoning Objective 'B’ – to protect and improve rural amenity and
Policy RES16 of the Dan Laoghaire Rathdown County Development Plan 2016-2022, with
respect to the management of one-off housing and the location of the site within an area
under strong urban influence, as identified in the 'Sustainable Rural Housing GuideIInes for
Planning Authorities' 2005 and the National Planning Framework 2018; it is considered that
the applicant has not demonstrated a genuine need for an additional dwelling in this rural
area. The proposed development would, therefore, contribute to urban sprawl and lead to
demands for the uneconomic provision of public services in an unserviced rural area, and
would set an undesirable precedent for similar development in the County, materially
contravening Policy RES16 of the DOn Laoghaire Rathdown County Development Plan 2016-
2022, The proposed development would, therefore, be contrary to the proper planning and
sustainable development of the area.

(

D17A/0469: Retention permission was GRANTED by the Planning Authority at the subject
site (incl. larger land holding) for retention Permission for the following single storey buildings
and uses; (1) Extension to original Barn (99.30m2) for use by the established craft and
joinery workshop; (2) We use of stone farm Building 'A' as a cafe and craft shop (65.50m2);
(3) The use of part of farm Building ’B' as cafe kitchen (11.50m2) and joinery/craft teaching
area (34.80m2); (4) The continued use of external farm yard as outdoor seating and
exhibition area (370,00m2) (5) Car parking for 30 cars (0.08ha); and Planning Permission
for the following; (6) Cafe toilet and lobby (7,40m2), staff toilet (3.00m2) and stand-alone
toilet block (7.00m2); (7) Up-grading existing vehicular entrance and a new vehicular exit;
(8) New wastewater treatment plant and sand based proprietary percolation area; and
ancillary area; and ancillary site works.

It was subsequently appealed to An Bord Plean61a (Reg. Ref. D17A/0469) and GRANTED
RETENTION .

(
Adjacent properties
D21A/0633: Permission and retention permission was GRANTED by the Planning Authority
at Rodger’s House, Mutton Lane, Tibradden, D16PP48 for developrnent of the existing
dwelling to include the construction of a part single storey, part two storey extension to the
side and rear; internal alterations; replacement and upgrading of the existing wastewater
treatment system; alterations to the font vehicular and pedestrian entrance to include a new
entrance gate and all associated site works, along with Retention perrnission for a single
storey extension to the existing basement family flat.

D13A/0258: Permission was GRANTED by the Planning Authority at Windy Corner,
Bbradden Lane, Rathfarnham, D.16 for (a) first floor extension to the east elevation of
existing dwelling. (b) Two storey extension to the west elevation. (c) Elevation and roof
modifications to the existing dwelling. (d) Revised site entrance walls, gates and driveway.
(e) Replacement septic tank and percolation area. (f) New garage complete with plant
room/store room and (g) associated site works.

D12A/0523: Permission was GRANTED by the Planning Authority at Rodger’s House Mutton
Lane, Tibradden, D.16 for the demolition of an existing dwelling house with integral basement
family flat and to replace with a new two storey dwelling house with integral basement family
flat on the same site, and for the replacement and upgrading of the existing waste water
treatment system and maintaining existing access.
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D08A/0061: Permission was GRANTED by the Planning Authority at Gate Lodge, Tibradden
House, Mutton Lane, Rathfarnham, D.16 for conservation and extension of existing gate
lodge, which is a protected structure, including demolition of existing derelict covered yard
and toilet and non'original blockwork boiler house, rernoval of modern glazed porch and
existing PVC windows, and new works as follows: farming opening in external walls to connect
to extension, forming two new window openings, provision of timber casement windows and
timber front door to old building, provision of bathroom, provision of single-storey extension
comprising rear entrance, two bedroorns, bathroorn and kitchen/family room. Construction
of new stone boundary wall along West edge of site. Associated drainage works incorporating
reed bed waste water treatment system .(

D07A/0626: Permission REFUSED by the Planning Authority at Hilltop, Tibradden Lane
for the construction of a 120sqm two storey, two bedroom gate lodge and alterations to front
gate and the construction of a new driveway.

The application was refused for the following reason :

'Section 5,5.9 of the 'Dun Laoghaire Rathdown County Development Plan 2004-2010’
applications for dwellings within rural areas are required to conform with ’The Environmental
Protection Agency, Waste Water Treatment Manual - Treatment Systems for Single Houses
2000' and any Environmental Health requirernents. This proposal is considered unacceptable
as no specification for waste water treatment or site assessment in accordance with EPA 2000
has been submitted. It is therefore considered that the proposed development would be
prejudicial to public health. 2. The site of the proposed development is located in an area
zoned "B" in the 2004 Dun Lnoghaire-Rathdown County Development Plan for which the
objective is " To protect and improve rural amenity and to provide for the development of
agriculture " . It is Council policy to restrict the spread of one-off housing into the rural
countryside. In accordance with Policy RES18 of the County Development Plan 2004, the
applicant has not demonstrated a genuine need to reside in proximity to their employment;
(such employment being related to the rural community) and that they are a native of the
area or has dose family ties with the rural community. The proposed development is therefore
contrary to the proper planning and development of the area.’

(

Planning Enforcement

No current enforcement cases found.

PRE-PLANNING CONSULTATION
No current pre-planning cases found .

DEPARTMENTAL REPORTS
1lapsportation Planning Report
Dated: 24th April 2026.
No objection subject to the following conditions:

Transportation Planning have no objection to the proposed change of use subject to
the following conditions:
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1. All necessary measures shall be taken by the Applicant and Contractor to:
a)prevent any mud, dirt, debris or building material being carried onto or placed on
the public road or adjoining properties as a result of the site construction works,

b) repair any damage to the public road arising from carrying out the works,

c) avoid conflict between construction activities and pedestrian/vehicular movements
on the surrounding public roads during construction works.

( Drainage Planning Report
Dated: 14th April 2026.
No objection subject to the following conditions:

NO OBIECTION on the following condition:

1.The surface water runoff generated by the development shall be discharged to
appropriately sized water butt(s) which shall be installed and retained as indicated in
the application. Any overflow from the water butt(s) shall not connect to the public
surface water sewer but shall be infiltrated locally to a soakaway, as detailed in the
application, in accordance with Section 10.2.2.6 Policy Objective E16: Sustainable
Drainage Systems (SuDS) of the County Development Plan 2022-2028. TIle soakaway
shall be designed to BRE Digest 365 and shall not have an overflow. The offset
distance for infiltration from adjacent buildings or structures will be at the professional
judgement of a suitably qualified engineer and shall ensure the proposed system has
no impact on neighbouring properties. If a soakaway is not a feasible solution then,
prior to the commencement of development, the applicant shall submit for the written
agreement of the Planning Authority a report signed by a Chartered Engineer showing
an infiltration test (with results, photos, etc) and shall propose an alternative SuDS
measure

(

2. Any changes to parking and hardstanding areas shall be constructed in accordance
with the recomrnendations of the Greater Dublin Strategic Drainage Study for
sustainable urban drainage systems (SuDS) i.e. permeable surfacing, and in
accordance with Section 12.4.8.3 Driveways/Hardstanding Areas of the County
Development Plan 2022-2028. Appropriate measures shall be included to prevent
runoff from driveways entering onto the public realm as required. Where unbound
material is proposed for driveway, parking or hardstanding areas, it shall be contained
in such a way to ensure that it does not transfer on to the public road or footpath on
road safeby grounds.

Environmental Enforcement Repo_a
Dated: 26th March 2026

DLR Environmental Enforcement Department have reviewed the application and suggest that
the proposal can be undertaken subject to the following conditions:

DLR Environmental Enforcement Department suggest that the proposal can be
undertaken in accordance with standard methods of construction and subject to the
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inclusion of the following recommended conditions in the event of a grant of Planning
Permission .

Recommended Conditions:
The following conditions are recommended in the event of a grant of planning
permISSIon :

Noise Manaqement
The final detailed design and location of building services, such as heat pumps, must
avoid the generation of potential conflicts in terms of noise amenity affecting adjoining
land uses.
REASON: in the interests of orderly development and the proper planning and
sustainable development of the area.

(

Construction Environmental Management Plan
Submission of a simple 'Construction Environmental Management Plan’ (CEMP) setting
out proposals for environmental management of the proposed works to avoid the
creation of serious environmental nuisance, such as noise, dust and other emissions
that may be considered an environmental nuisance.

The Applicant and the appointed Contractor(s) shall ensure that in terms of
Construction Waste, records shall be maintained and made available for inspection on
site demonstrating tracking of all waste generated to final destination.
REASON: in the interests of orderly development and the proper planning and
sustainable development of the area.

public Liaison Plan
The Applicant and the developments Contractor shall develop and implement a 'Public
Liaison Plan’ for the duration of the works, covering the following.

(

a)Appointment of a Liaison Officer as a single point of contact to engage with the local
community and respond to concerns.

b)Keeping local residents informed of progress and timing of particular construction
activities that may impact on them.

c)Provision of a notice at the site entrance identifying the proposed means for making
a complaint.

d)Maintenance of a complaints log recording all complaints received and follow up
actions.

REASON: in the interest of the proper planning and sustainable development of the
area

®®ruction ®Mg_}jours
All site development and construction work, including deliveries to and from the site,
shall be restricted to the following hours:
Monday to Friday: 07:00 to 19:00 hours
Saturday: 08:00 to 14:00 hours

Page 6 of 16 142-MAN laddlnf





No. 9 /0 875 / 2 f

DOn Laoghaire-Rathdown County Council
LOCAL GOVERNMENT ACTS 1925 - 2014

RECORD OF EXECUTIVE BUSINESS CHIEF EXECUTIVE'S ORDERS

Sundays and Bank Holidays: No construction works, site activities, or deliveries
permitted .
Work outside of these hours shall only be permitted with prior written approval from
Dan Laoghaire-Rathdown County Council or in an emergency situation.
REASON: To protect the residential amenities of the area and prevent noise nuisance.

PRESCRIBED BODIES
Environmental Health Officer Report
Dated: 15th April 2026.
Recommends requesting Eyrther Information. Report as per the following.

(

a)§ervations and Recommendations:
Before a decision is made on this application the following information is required .

1. This site layout plan to scale (1:500) must include the existing wastewater
treatment system ("Treatment systems for Small communities, Business, Leisure
Centres and Hotels" EPA) currently serving the Caf6, the Joinery, the Joinery School
and the subject proposal: "Change of use from office to residential".

2.The location of the existing well serving the Joinery, the Joinery School, the Cafe
and existing dwelling must be included in the site location map.

3.Please submit evidence of a potable water supply to serve proposed residentia!
dwelling. Evidence must include a bacteriological and chemical examination in
accordance with European Communities Drinking Water regulations 2023.

4. A plan to scale (1:500) showing the position of neighbouring dwellings waste water
treatment systems (including percolation areas). Please also specify on this plan the
position of any wells serving these dwellings.

(

Advisory note :
The parent approval (D17A/0469) for Gerry Farrell loinery works and Caf6 is for
"Treatment systems for Small communities, Business, Leisure Centres and Hotels
1 999" EPA .

The application should be referred to Drainage Engineer in Dun Laoghaire Rathdown
Water and Drainage Services Dept. (EHO’s are only contracted to make
recommendations on the 2021, EPA Code of Practice for Domestic Wastewater
Treatment Systems (PE $ 10).

RELEVANT POLICY IN DON LAOGHAIRE-RATHDOWN COUNTY DEVELOPMENT PLAN
2022-2028
Under the Dan Laoghaire-Rathdown County Development Plan 2022-2028, the site is subject
to zoning objective B, which seeks 'To protect and improve rural amenity and to provide for
the development of agriculture’.

The following policy is of relevance to development of this type:
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Chapter 2: Core Strateqy
Section 2.3.6 Housing Target for the Core Strategy
Section 2.6.2.1 (i) Policy Objective CSll: Compact Growth

Chapter 3 – Climate Action
Section 3.4 Achieving Sustainable Planning Outcomes
Section 3.4.1 Energy Efficiency in Buildings
Section 3.4.1.1 Policy Objective CA5 : Energy Performance in Buildings
Section 3.4.1.3 Policy Objective CA7 : Construction Materials
Section 3.4.1.4 Policy Objective CA8; Sustainability in Adaptable Design(

Chapter 4 - Neighbourhood - People, Homes and Place
Section 4.1.1 Overarching Policy Objective PHPI
Section 4.3 Homes
Section 4.3.1 Delivering and improving Homes
Section 4.3.1.6 Policy Objective PHP23; Management of One-off Housing
Rural Amenity Zone Objective 'B'.
Section 4.3.2 Housing Choice

arapter 5 – Transport and MQbility
Section 5.5.1 Policy Objective T4: Developrnent of Sustainable Travel and Transport
Section 5.7.4 Policy Objective T19: Carparking Standards

Chapter 8 – Green Infrastructure and biodiversity_
Section 8.3 Green Infrastructure
Section 8.3.1 Policy Objective GIBI : Green Infrastructure Strategy
Section 8.4,1 Policy Objective GIB2 : Landscape Character Areas
Section 8.4.4 Policy Objective GIB5 : Historic Landscape Character Areas
Section 8.7 Biodiversity
Section 8.7.1.1 Policy Objective GIB18: Protection of Natural Heritage and the Environment
Section 8.7.1.8 Policy Objective GIB25: Hedgerows
Section 8.7.1.11 Policy Objective GIB28: Invasive Species

(

Chapter 10 -_Environmental Infrastructure and FloQd Risk_
Section 10.2 Water and Wastewater
Section 10.2.2.3 Policy Objective E13: Wastewater Treatment Systems
Section 10.2.2.4 Policy Objective E14: Water Drainage Systems
Section 10.2.2,6 Policy Objective E16: Sustainable Drainage Systems
Section 10.2.2.9 Policy Objective E19: Drainage Impact Assessment
Section 10.7 Flood Risk
Section 10,7.2 Policy Objective E122: Flood Risk Management

Chapter 12 - Development Manaqemea
Section 12.2 - Climate Action

Section 12.2.1 Built Environment
Section 12.3 Neighbourhood - People, Homes and Place
Section 12.3.1 Quality Design
Section 12.3.4 Residential Development - General Requirements
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Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section

12.3.4.2 Habitable Rooms
12.3.4.7 Refuse Storage and Service
12.3.8 - Housing for All
12,3.10 One'Off Housing in the Countryside
12.3.10.1 Suitable Sites
12.3.10.2 Design
12.3.10.3 Occupancy
12.3.10.4 Replacement Dwelling - Rural
12.3.10.9 WasteWater Treatment Systems
12.3.10.10 Water Supply
12.8 Open Space and Recreation
12.8.3 Open Space Quantity for Residential Development
12,8.3.3 (i) Private Open Space for Houses
12.8.7 Private Amenity Space - Quality Standards
12.8.7.1 Separation Distances
12.8.7.2 Boundaries
12.8.11 Existing Trees and Hedgerows

(

Chapter 13 : Land Use Zoning Oblectives
Section 13,1 Land Use Zoning Objectives
Section 13.1.10 Appropriate Assessrnent
Section 13.2: Definition of Use Classes

Appendicqs
Appendix 2: Housing Strategy and HNDA
Appendix 3: Development Management Ttrresholds
Appendix 5: Building Heights Strategy
Appendix 6: Waste Management Guidelines
Appendix 7: Sustainable Drainage System Measures
Appendix 15: Strategic Flood Risk Assessment(

Gui_deliries for Planning Authorities
• Design Manual for Quality Housing (2023)
• Sustainable Rural Housing Development, Guidelines for Planning Authorities, April

2005, Department of Housing, Local Government and Heritage Last updated on
23’d December 2020.

• Circular PL 5/2008 - Rural Housing Policies and Local Need Criteria in
Development Plans, From Department of Housing, Local Government and
Heritage, 30 September 2008 .

ASSESSMENT
The main considerations in the assessment of the proposed development are whether it aligns
with relevant national strategic policies and the provisions of the Dan Laoghaire Rathdown
County Development Plan 2022-2028 and other guidance documents. Specific matters for
consideration in the assessment will include:

e

©

e

•

Principle of Development
Climate Action
Planning History
Rural Housing Policy
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© Residential Amenity & Visual Impact
e Access & Roads
+ Drainage
• Environmental Health

Principle of Development
Under the Dun Laoghaire-Rathdown County Development Plan 2022-2028, the site is subject
to zoning objective 'B’, which seeks 'To protect and improve rural amenity and to provide for
the development of agriculture’, under which residential development, including extensions
to existing dwellings, is open for consideration. As such, change of use from commercial to
residential use and residential extensions may be permitted where the Planning Authority is
satisfied that the development would be cornpatible with the overall policies and objectives
for the zone, would not have undesirable effects, and would otherwise be consistent with the
proper planning and sustainable development of the area.

(

In considering the principle of development, it is also necessary to address the planning
history of the larger site and the extent of works proposed. Although described as a 'change
of use from commercial to residential use and residential extensions to an existing structure’,
having regard to the planning history on site, the current use and the overall scale of the
proposed interventions involving substantial removal of most of the existing structure, the
Planning Authority considers the development to constitute a new One-Off house in a Rural
Zone 'B’ in practical terms. Further Information shall be requested for updated description
of development and site notices to reflect the proposed one-off rural house on the site.

Climate Action
The proposed development will be required to be built to the strict building standards per
Part L of the Building Regulations such that a high energy performance will be achieved. This
will ensure the relevant policies of Section 3.4 of the County Development Plan are achieved.
The development should have regard to use of materials, and climate change action long-
term, regards Chapter 3 and energy efficiency in buildings, and noting e.g. Policy Objective
CA7 : Construction Materials.

(

Notwithstanding the above, having regard to the drainage planning report, a SuDS condition
shall be attached in the event of the grant of planning permission.

Planning History
Considering the description of the proposed works, it is necessary to address the planning
history of the larger site and the extent of works proposed. Although proposed works are
described as a change of use from commercial to residential use and residential extensions
to an existing structure, the previous permission (Reg. Ref. D21A/067C) & ABP-311601-21)
was granted for a replacement dwelling (to the South-west) and a change of use of Blackberry
Lodge from residential use to storage and office use associated with the commercial activities
on the larger site. It is noted that condition 2 of said permission states that:

Upon first occupation of the new dwelling the subject of this permission, the use of the
existing dwelling (Blackberry Lodge) shall be restricted to use for office/storage
purposes associated with the adjoining commercial activity on site {Emphasis
added} .
Reason : in the interest of clarity’.
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The Planning Authority consider that this essentially extinguishes Blackberry Lodge’s status
as a residential unit, as a replacement dwelling was previously permitted on site under Ref ,
ABP-311601-21.

Therefore, this current application will be assessed as a one-off rural dwelling under Section
4.3.1.6. Policy Objective PHP 23: Management of One-off Housing & Rural Amenity Zone
Objective 'B’ & Section 12.3.10 One-off Housing in the Countryside of the Dan Laoghalre
County Development Plan 2022-2028. See section below for assessrnent.

( In addition, a structural report for Blackberry Lodge was subrnitted as part of the previous
permission (as prepared by Fitzsimons Doyle & Associates). The report concluded that the
structure of Blackberry Lodge is

a) past its functional and intended lifespan,

b) the structure was never intended to provide suitable residential accommodation and

c) it is not an economic or sustainable solution to try to upgrade or improve this structure to
meet the requirements of a modern house to NatIonal Standards.

The Planning Authority have concerns regarding the viability of retaining parts of the original
structure and Further Information is requested for the Applicants to submit an up-to-date
structural survey.

In addition, plans and elevations submitted do not clearly indicate which elements of the
original structure are to be retained or removed. This information is necessary in order to
determine whether the proposal genuinely retains any meaningful fabric of the original
structure and whether it will in practice operate as a replacement dwelling.

(

Further Information is therefore required, requesting a scaled and labelled existing/proposed
site layout plan and clearly annotated proposed drawings showing all parts of the existing
structure proposed for retention or demolition.

Rural Housing Policy
The County Development Plan 2022-2028 has a number of policy sections that relate to the
assessment of rural housing in the County. The proposed development shall therefore be
assessed against the criteria as it arises within the various policy sections.

Regard is given to Section 4.3.1.6. Policy Objective PHP23: Management of One-off Housing
and Section 12,3.10 One-Off Housing in the Countryside of Dan Laoghaire-Rathdown County
Development Plan 2022-2028 as it relates to the management of one-off housing in the rural
countryside .

AS noted above, the site is subject to zoning objective 'B’ where housing is restricted to
persons demonstrating a genuine requirement for housing in accordance with Policy Objective
PHP23 of the DOn Laoghaire-Rathdown County Development Plan 2022-2028.
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The principle of establishing a dwelling within a rural area is dependent on the Applicant
demonstrating that their request for a one-off housing is not urban generated and will not
place excessive strain on the environment services and infrastructure. The policies of the
current development plan provide the Applicant wIth the housing need criteria that need to
be met and demonstrated for any planning application for a one-off house in a rural area.

Within ’B' zoned lands, dwellings will only be permitted where Applicants have a genuine need
to reside in proximity to their employment (such employment being related to the rural
community) or where they have a genuine need for an additional dwelling in the rural area
and who are native to the area due to having spent substantial periods of their lives living in
the area as members of the rural community and have close family ties with the rural
community .

(

Further Information is requested for the Applicant to submit the following in order to assess
the proposed residential development in a rural area, as follows:

• Applicant's full-time employment or their commitment to operate a full-time
business from their proposed home in a rural area.

• How their existing or proposed business contributes to and enhances rural
community .

+ The nature of the Applicant’s employment or business being compatible with rural
areas (in order to discourage Applicants whose business is not location dependent)

• A map showing all existing family owned property and lands.

(

e A rationale as to why a particular site has been chose for development.

B A strong justification in relation to the need for an additional dwelling in the rural
a rea

e A rationale clearly detailing why a family flat is not a suitable alternative.

+ Documentary evidence to show how the Applicant complies with rural housing
policy .

• A site suitability report in relation to waste water treatment.

It’s noted that Section 12.3.10.3 Occupancy of the County Development Plan state that in
the event of a grant of permission for housing in rural areas such as B zoned lands, a
Condition would be attached requiring the Applicant to enter into an agreement under Section
47 of the Planning and Development Act 2000, as amended, restricting occupation of the
dwelling for a period of 7 years to the applicant, or to other such persons as agreed by the
Planning Authority.
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Residential Amenity and Visual Impact
One-off dwejling in rural area
Site Layout .and Standard of Accommodatiol
The proposal involves the provision of a one-off dwelling on a rural site (0.019 Ha) fronting
onto Mutton Lane with a front amenity area and pedestrian access. The existing structure is
bounded by 'shop’ and 'joinery school' to the North with a separation distance of c. 0.890m
and 1.12m respectively, Delmaine House to the rear (West), separation dIstance c. 3.35m to
the boundary wall and side amenity space/former entranceway associated with Delmaine
House to the South. The Planning Authority have concerns regarding the proximity of the
proposed development to the adjacent buildings, given that the submitted plans do not
indicate the existing or proposed boundary treatments/hedgerows and vegetation. Further
Information shall be requested for the applicant to submit revised plans to clarify these
issues, having regard to general Development Plan Policy to retain existing boundaries and
hedgerows/vegetation in the interest of maintaining visual and residential amenity.

(

From submitted plans, it appears that the rear amenity area would be insufficient to serve a
3-bedroom dwelling, as outlined under the Sustainable Residential Development & Compact
Settlements Guidelines, 2024, Further Information shall be requested for the Applicant
address the requirernents of the proposed dwelling having regard to the quantum and
useability of the private open space serving the dwelling.

It is noted that there are no protected views or prospects surrounding the site as outlined in
the Dan Laoghaire-Rathdown County Development Plan 2022-2028.

Full assessment pertaining to the standard of accornrnodation, site layout, visual impact,
residential impact and assessment against the criterion as set out under Section 12.3.10,1.
Suitable Sites of the Dan Loaghaire Rathdown County Development Plan, 2022-2028 will be
undertaken on the receipt of satisfactory Further Information .

(

Access & Roads
It is noted that there is no in-curtilage parking associated with the subject site.

DLR Transportation Department have reviewed the application and have no objections subject
to conditions pertaining to construction works mitigation measures, repairing and protection
of public road and managing vehicular and construction movements.

The Planning Authority consider these conditIons reasonable and they shall be attached in
the event of the grant of permission .

Drainage
DLR Drainage Department have reviewed the application and have no objections subject to
conditions pertaining to SuDs and soakaway solutions and hardstanding for SuDS.

The Planning Authority consider these conditions reasonable and they shall be attached in
the event of the grant of permission.

Environmental Health
DLR Environmental Enforcement have reviewed the application and have no objections
subject to conditions pertaining to noise management, Construction Environmental
Management Plan, Public Liaison Plan and Construction Working Hours,
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The Planning Authority consider these conditions reasonable and they shall be attached in
the event of the grant of permission .

The E.H.O. has reviewed the application and has requested Further Information in regards to
the existing site layout plan for the wastewater treatment system serving the larger site
(cafe, joinery, joinery school and subject proposal), Location of existing well serving the
joinery, joinery school, caf6 and existing site, evidence of potable water supply to serve the
proposed site in accordance with EC Drinking Water Regulations, 2023 and scaled plan
showing neighbouring wastewater treatment systems and include wells serving these
buildings.

(

The Planning Authority consider these items of Further Information essential and they shall
be requested .

APPROPRIATE ASSESSMENT (AA) SCREENING
The proposed development has been screened for AA (report on file) and it has been
determined that the proposed development would not significantly impact upon a Natura
2000 Site

ENVIRONMENTAL IMPACT ASSESSMENT (EIA) SCREENING
Having regard to the nature and scale of the proposed development, which comprises a one-
off house in a rural setting in a rural location, it is considered that there is no real likelihood
of significant effects on the environment arising from the proposed development. The need
for environmental impact assessment can, therefore, be excluded at preliminary examination
and as such a screening determination is not required.

CONCLUSION
While the principle of a one-off rural dwelling on the subject site may be considered
acceptable, the following Further Information pertaining to the description of development,
meeting one-ofF rural housing criteria, structural survey of existing structure, revised plans
showing boundary treatrnents, areas for retention/demolition and private amenity area and
E.H.O. requirements for wastewater, wells and potable water are required in order to fully
assess the proposal.

(

RECOMMENDATION
Request Further Information .

I recommend that FURTHER INFORMATION be requested as follows: -

Planning
1. The Applicant is requested to submit a comprehensive commentary which addresses the
requirements of Section 4.3.1.6. Policy Objective PHP23: Management of One-off Housing,
Section 12.3,10 One-Off Housing in the Countryside and Section 12.3.10.1. Suitable Sites
of DOn Laoghaire-Rathdown County Development Plan 2022-2028, comprising:

• Applicant's full-time employment or their comrnitment to operate a full-time business
from their proposed home in a rural area.

+ How their existing or proposed business contributes to and enhances rural community,
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• The nature of the Applicant's employment or business being compatible with rural areas
(in order to discourage Applicants whose business is not location dependent).

• A map showing all existing family owned property and lands.

• A ratIonale as to why a particular site has been chose for developrnent.

• A strong justification in relation to the need for an additional dwelling in the rural area.

• A rationale clearly detailing why a family flat is not a suitable alternative.

• Documentary evidence to show how the Applicant complies with rural housing policy.

• A site suitability report in relation to waste water treatment

2. To ascertain the feasibility of any extension/refurbishment of Blackberry Lodge, the
Applicant is requested to submit an up-to-date structural survey, carried out by an
appropriately qualified professional.

3. Tbe Applicant is requested to submit scaled and labelled existing/proposed site layout
plans and clearly annotated drawings showing :

• All parts of existing structure for retention and demolition.

• Existing/proposed boundary treatments/hedgerows and vegetation.

• Area of rear private amenity space to serve the proposed dwelling, having regard to
requirements under the Sustainable Residential Development & Compact Guidelines for
Planning Authorities, 2024.

Water & Drainage - E.H.O.
4. The Applicant is requested to submit:

a) A revised site layout plan to scale (1 :500), including the existing wastewater treatment
system (Treatment systems for Small communities, Business, Leisure Centres and Hotels
EPA) currently serving the Caf6, the Joinery, the Joinery School and the subject proposal:
'Change of use from office to residential'.

b) The location of the existIng well serving the Joinery, the Joinery School, the Cafe and
existing dwelling must be included in the site location map.

c) Evidence of a potable water supply to serve proposed residential dwelling. Evidence must
include a bacteriological and chemical examination in accordance with European
Communities Drinking Water regulations 2023.

d) A plan to scale (1: 500) showing the position of neighbouring dwellings waste water
treatment systems (including percolation areas). Please also specify on this plan the
position of any wells serving these dwellings. .

(

(
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Advisory note :
The parent approval (D17A/0469) for Gerry Farrell Joinery works and Caf6 is for 'Treatment
systems for Small communities, Business, Leisure Centres and Hotels 1999' EPA.

The application should be referred to Drainage Engineer in Dun Laoghaire Rathdown Water
and Drainage Services Dept. EHO's are only contracted to make recommendations on the
2021, EPA Code of Practice for Domestic Wastewater Treatment Systems (PE $ 10).

The applicant is advised that in order to ascertain whether it is necessary for the Further
Information/ClarifIcation of Further Information to be re-advertised by way of new public
notices (i.e. site notice & newspaper notice), the complete Further Information/Clarification
of Further Information response must, in the first instance, be lodged at the offices of the
Planning Authority for viewing by the PlannIng Case Officer. In the event of it being considered
that new public notices are required, the applicant will be advised accordingly.

(

In the event that new public notices are required, a notice should be placed in an approved
newspaper and a site notice should be erected on the site. A copy of these public notices
should then be submitted. The Further Information/Clarification of Further Information will
then be registered at the date of receipt pf the new notices .by the Planning Aytb9ay.

b

bEndorsed
(

m;ecutiveIMMe/

A Senior Executive Planner

ORDER: I direct that FURTHER INFORMATION be requested from the applicant for
D26A/0190/WEB for Permission as set out in the above report and that
notice thereof be served on the applicant.

REG e REFs :
D26A{/o90(WEB

Approved Officer

I

/-„. /’ , . { LuISigned : Dated: - J

There,unto empowered by order of eriomhfheidhmeannach, Camhalrle Contae DhOn Laoghalre-Rith An D(IIn, Order
No. Lt_4: , dated :+/Gq / / d/tg_ , delegating to me all his powers, funcUons and duties in relatIon to
the County Council of DCIn Laobhairk-Rathdown in respect of this matter.
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Reg. Reference:
Add. Info. Req:
Name&Address:

D26W0190/WEB Date Received 1 1-Mar-2026
01-May-2026 Add. Info. Received: 09-Aug-2026
John Loney, BROOKLANDS, BARRETTSTOWN RD, NEWBRIDGE CO.
KILDARE, W12C625
Change of use permission from commercial use back to residential use
for single storey cottage and permission to extend over and to the rear
of cottage to create a 2 storey dwelling unit.
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76
Neal Farrel
Perm tssion

Senior Planner West

Development:

Location :
Applicant:
App. Type:

Level of Decision:
(

Report
(Deirdre McC;ennis)

Signed :
Case Planner

Dated:

Planners Report

Site Address: Blackberry Lodge, Mutton Lane, Tibradden, D16NY76,

SITE DESCRIPTION
The subject site is located on the western side of Mutton Lane and the northern side of
Tibradden Lane. PIer subject site consists of a single storey detached cottage with a flat
roof known as Blackberry Lodge. The existing property is set back from the public road
and is served by pedestrian access and amenity space to the front. The site is not sen/ed
by any allotted car parking spaces. The site is currently in commercial (office/storage)
use ancillary to the larger site’s use – caf6/joinery school/joinery.

(

It is noted that the subject site is part of a larger site, containing joinery school, caf6,
joiners and shop, which is not part of the red line boundary of this application.

The subject site is bounded by Delamaine Cottage, a two-storey dwelling to the rear,
which is accessed from the southern side of the site off Mutton Lane and joinery
school/shop to the North.

The streetscape of Mutton Lane and Tibradden Lane in the vicinity of the subject site is
characterised by one off rural houses, farmland and a craft farm associated with The
Hazel House and Gerry Farrell Joinery.

The stated site area is 0,019 Ha.

PROPOSED DEVELOPMENT
The proposed development, as stated and as indicated on plans submitted, would
comprise the following works:
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e Change of use from commercial use back to residential use for a single storey
cottage .

e Permission to extend over and to the rear of cottage to create 2 storey dwelling.

SITE NOTICE
Site Notice in place and legible on inspection.

SUBMISSIONS / OBSERVATIONS
No third-party submissions/observations were received.

( PLANNING HISTORY
Subject site
D21A/0670: Permission was REFUSED by the Planning Authority at the subject site
(incl. larger land holding) for (a) The construction of a new replacement dwelling, part
two storey and part one and a half storey, with access off Tibradden Lane to
accommodate our resident Farm Manager Ruth Farrell and her family. The proposed
house would replace an existing flat-roof sub-standard structure off Mutton Lane,
currently used by Ruth Farrell and family as their only dwelling. The proposed works
would involve new vehicular access off Tibradden Lane and the connection to the existing
waste water treatment works on the site. (b) Change of use and conversion of the
existing flat roof dwelling on Mutton Lane referred to in (a) above from residential use to
use for storage and office use. The proposed uses would be ancillary to the existing uses
contained within the area outlined in red on the plans accompanying this application.

This was subsequently appealed to An Bord Plean61a (Reg. Ref. ABP-311601-21) and
subsequently GRANTED.

Note: Condition 2 states ' Upon first occupation of the new dwelling the subject of this
permission, the use of the existing dwelling (Blackberry Lodge) shall be restricted to use
for office/storage purposes associated with the adjoining commercial activity on site.
Reason: in the interest of clarity'.

(

Condition 3 states that 'the existIng front boundary hedge shall be retained except to the
extent that its removal is necessary to provide for the entrance to the site’.

D20A/0965: Permission was REFUSED by the Planning Authority at the subject site
(ind. larger land holding) for a) Change of use from a residential 2 bed unit to office
administration and storage use on Mutton lane Tibradden and b) Construct a new 1+ half
storey house with proprietary wastewater treatment with access off the Tibradden Lane
and all associated site works as part of the Gerry Farrell Joinery works.

Note : Reasons for Refusal:

Having regard to the site’s zoning Objective 'B’ - to protect and improve rural amenity
and Policy RES16 of the Dan Laoghaire Rathdown County Development Plan 2016-2022,
with respect to the management of one-off housing and the location of the site within an
area under strong urban Influence, as identified in the 'Sustainable Rural Housing
Guidelines for Planning Authorities’ 2005 and the National Planning Framework 2018; it is
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considered that the applicant has not demonstrated a genuine need for an additional
dwelling in this rural area , The proposed development would, therefore, contribute to
urban sprawl and lead to demands for the uneconomic provision of public services in an
unserviced rural area, and would set an undesirable precedent for similar development in
the County, materially contravening Policy RES16 of the Dan Laoghaire Rathdown County
Development Plan 2016-2022. The proposed development would, therefore, be contrary
to the proper planning and sustainable development of the area .

D17A/0469 : Retention permission was GRANTED by the Planning Authority at the
subject site (incl. larger land holding) for retention Permission for the following single
storey buildings and uses; (1) Extension to original Barn (99.30m2) for use by the
established craft and joinery workshop; (2) The use of stone farm Building ’A’ as a cafe
and craft shop (65.50m2); (3) The use of part of farm Building ’B' as cafe kitchen
(11.50m2) and joinery/craft teaching area (34.80m2); (4) TIle continued use of external
farm yard as outdoor seating and exhibition area (370.00m2) (5) Car parking for 30 cars
(0.08ha); and Planning Permission for the following; (6) Cafe toilet and lobby (7,40m2),
staff toilet (3.00m2) and stand-alone toilet block (7.00m2); (7) Up-grading existing
vehicular entrance and a new vehicular exit; (8) New wastewater treatment plant and
sand based proprietary percolation area; and ancillary area; and ancillary site works.

(

It was subsequently appealed to An Bord Plean61a (Reg. Ref, D17A/0469) and GRANTED
RETENTION .

Adjacent properties
D21A/0633: Permission and retention permission was GRANTED by the Planning
Authority at Rodger’s House, Mutton Lane, Tibradden, D16PP48 for development of the
existing dwelling to include the construction of a part single storey, part two storey
extension to the side and rear; internal alterations; replacement and upgrading of the
existing wastewater treatment system; alterations to the font vehicular and pedestrian
entrance to include a new entrance gate and all associated site works, along with
Retention permission for a single storey extension to the existing basement family flat.(

D13A/0258: Permission was GRANTED by the Planning Authority at Windy Corner,
Tibradden Lane, Rathfarnham, D.16 for (a) first floor extension to the east elevation of
existing dwelling. (b) Two storey extension to the west elevation, (c) Elevation and roof
modifications to the existing dwelling. (d) Revised site entrance walls, gates and
driveway. (e) Replacement septic tank and percolation area. (f) New garage complete
with plant room/store room and (g) associated site works,

D12A/0523 : Permission was GRANTED by the Planning Authority at Rodger’s House
Mutton Lane, Tibradden, D.16 for the demolition oF an existing dwelling house with
integral basement family flat and to replace with a new two storey dwelling house with
integral basement family flat on the same site, and for the replacement and upgrading of
the existing waste water treatment system and maintaining existing access.

D08A/0061 : Permission was GRANTED by the Planning Authority at Gate Lodge,
Tibradden House, Mutton Lane, Rathfarnham, D.16 for conservation and extension of
existing gate lodge, which is a protected structure, including demolition of existing
derelict covered yard and toilet and non-original blockwork boiler house, removal of
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modern glazed porch and existing PVC windows, and new works as follows: forming
opening in external walls to connect to extension, forming two new window openings,
provision of timber casement windows and timber front door to old building, provision of
bathroom, provision of single-storey extension comprising rear entrance, two bedrooms,
bathroom and kitchen/family room. Construction of new stone boundary wall along West
edge of site. Associated drainage works incorporating reed bed waste water treatment
system

D07A/0626: Permission REFUSED by the Planning Authority at Hilltop, Tibradden Lane
for the construction of a 120sqm two storey, two bedroom gate lodge and alterations to
front gate and the construction of a new driveway.

(

The application was refused for the following reason :

’Section 5.5.9 of the ’Dun Laoghaire Rathdown County Development Plan 2004-2010’
applications for dwellings within rural areas are required to conform with 'The
Environmental Protection Agency, Waste Water Treatment Manual - Treatment Systems
for Single Houses 2000' and any Environmental Health requirements, This proposal is
considered unacceptable as no specification for waste water treatment or site assessment
in accordance with EPA 2000 has been submitted. It is therefore considered that the
proposed devetoprnent would be prejudicial to public health. 2. Ttre site of the proposed
development is located in an area zoned "B" in the 2004 Dun Laoghaire-Rathdown
County Development Plan for which the objective is " To protect and improve rural
amenity and to provide for the development of agriculture ". It is Council policy to restrict
the spread of one-off housing into the rural countryside. In accordance with Policy RES18
of the County Development Plan 2004, the applicant has not demonstrated a genuine
need to reside in proximity to their ernployment; (such employment being related to the
rural community) and that they are a native of the area or has close family ties with the
rural community, The proposed development is therefore contrary to the proper planning
and development of the area.‘

(

Planning Enforcement
No current enforcement cases found .

PRE-PLANNING CONSULTATION
No current pre-planning cases found .

DEPARTMENTAL REPORTS
Transportation Ple_nninq Report
Dated : 2'4th AprII 2026.
No objection subject to the following conditions:

Transportation Planning have no objection to the proposed change of use subject to the
following conditions:

1. All necessary measures shall be taken by the Applicant and Contractor to:
a)prevent any mud, dirt, debris or building material beIng carried onto or placed
on the public road or adjoining properties as a result of the site construction
works/
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b)repair any damage to the public road arising from carrying out the works,

c)avoid conflict between construction activities and pedestrian/vehicular
movements on the surrounding public roads during construction works.

_[_)rainaqe Planning_Rep.ort
Dated: 14th April 2026.
No objection subject to the following conditions:

(

NO OBJECTION on the following condition :

1.The surface water runoff generated by the development shall be discharged to
appropriately sized water butt(s) which shall be insta Sled and retained as indicated
in the application. Any overflow from the water butt(s) shall not connect to the
public surface water sewer but shall be infiltrated locally to a soakaway, as
detailed in the application, in accordance with Section 10.2.2.6 Policy Objective
E16: Sustainable Drainage Systems (SuDS) of the County Development Plan
2022-2028. The soakaway shall be designed to BRE Digest 365 and shall not
have an overflow. The offset distance for infiltration from adjacent buildings or
structures will be at the professional judgement of a suitably qualified engineer
and shall ensure the proposed system has no impact on neighbouring properties.
If a soakaway is not a feasible solution then, prior to the commencement of
developrnent, the applicant shall submit for the written agreement of the Planning
Authority a report signed by a Chartered Engineer showing an infiltration test
(with results, photos, etc) and shall propose an alternative SuDS measure.

2. Any changes to parking and hardstanding areas shall be constructed in
accordance with the recommendations of the Greater Dublin Strategic Drainage
Study for sustainable urban drainage systems (SuDS) i.e. permeable surfacing,
and in accordance with Section 12.4.8.3 Driveways/Hardstanding Areas of the
County Development Plan 2022-2028. Appropriate measures shall be included to
prevent runoff from driveways entering onto the public realm as required. Where
unbound material is proposed for driveway, parking or hardstanding areas, it shall
be contained in such a way to ensure that it does not transfer on to the public
road or footpath on road safety grounds.

(

Environmental Enforcement Report
Dated: 26th March 2026.

DLR Environmental Enforcement Department have reviewed the application and suggest
that the proposal can be undertaken subject to the following conditions:

DLR Environmental Enforcement Department suggest that the proposal can be
undertaken in accordance with standard methods of construction and subject to
the inclusion of the following recommended conditions in the event of a grant of
Planning Permission .
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Recommended Conditions :
The following conditions are recommended in the event of a grant of planning
permISSIon :

Noise Management
The final detailed design and location of building services, such as heat pumps,
must avoid the generation of potential conflicts in terms of noise amenity affecting
adjoining land uses.
REASON: in the interests of orderly development and the proper planning and
sustainable development of the area .

(

Construction Environmental ManagerrIQ_n_t Plan
Submission of a simple 'Construction Environmental Management Plan’ (CEMP)
setting out proposals for environmental management of the proposed works to
avoid the creation of serious environmental nuisance, such as noise, dust and
other emissions that may be considered an environmental nuisance.

The Applicant and the appointed Contractor(s) shall ensure that in terms of
Construction Waste, records shall be maintained and made available for inspection
on site demonstrating tracking of all waste generated to final destination.
REASON: in the interests of orderly development and the proper planning and
sustainable development of the area.

Public Liaison Plan
The Applicant and the devetopments Contractor shall develop and implement a
'Public Liaison Plan’ for the duration of the works, covering the following.

a)Appointment of a Liaison Officer as a single point of contact to engage with the
local community and respond to concerns.

(

b)Keeping local residents informed of progress and timing of particular
construction activities that may impact on them.

c)Provision of a notice at the site entrance identifying the proposed means for
making a complaint.

d)Maintenance of a complaints log recording all complaints received and follow up
actions.

REASON: in the interest of the proper planning and sustainable development of
the area.

Construction Working Hours
All site development and construction work, including deliveries to and from the
site, shall be restricted to the following hours:
Monday to Friday: 07:00 to 19:00 hours
Saturday: 08:00 to 14:00 hours
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Sundays and Bank Holidays: No construction works, site activities, or deliveries
permitted .
Work outside of these hours shall only be permitted with prior written approval
from Dan Laoghaire-Rathdown County Council or in an emergency situation.
REASON: To protect the residential amenities of the area and prevent noise
nuisance .

PRESCRIBED BODIES
Environmental Hedth Officer Report
Dated : 15th April 2026.
Recommends requesting Further Information. Report as per the following.

(

Observations and Recommendations:
Before a decision is made on this application the following information is required:

1. This site layout plan to scale (1:500) must include the existing wastewater
treatment system ("Treatment systems for Small comrnunities, Business, Leisure
Centres and Hotels" EPA) currently serving the Caf6, the Joinery, the Joinery
School and the subject proposal: "Change of use from office to residential".

2. The location of the existing well serving the Joinery, the Joinery School, the
Cafe and existing dwelling must be included in the site location map.

3.Please submit evidence of a potable water supply to serve proposed residential
dwelling. Evidence must include a bacteriological and chemical examination in
accordance with European Communities Drinking Water regulations 2023.

4. A plan to scale (1:500) showing the position of neighbouring dwellings waste
water treatment systems (including percolation areas). Please also specify on this
plan the position of any weI is serving these dwellings.

(

Advisory note :
The parent approval (D17A/0469) for Gerry Farrell ]oinery works and Caf6 is for
"Treatment systems for Small communities, Business, Leisure Centres and Hotels
1 999" EPA.

The application should be referred to Drainage Engineer in Dun Laoghaire
Rathdown Water and Drainage Services Dept. (EHO's are only contracted to make
recommendations on the 2021, EPA Code of Practice for Domestic Wastewater
Treatment Systems (PE $ 10).

RELEVANT POLICY IN DON LAOGHAIRE-RATHDOWN COUNTY DEVELOPMENT
PLAN 2022-2028
Under the Dan Laoghaire-Rathdown County Development Plan 2022-2028, the site is
subject to zoning objective B, which seeks 'To protect and improve rural amenity and to
provide for the development of agriculture’.

The following policy is of relevance to development of this type:
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Chapter 2:_Q9re Strateqy
Section 2.3.6 Housing Target for the Core Strategy
Section 2.6.2.1 (i) Policy Objective CSll: Compact Growth

Chapter 3 – Cjirnat$ Ac_tion
Section 3.4 Achieving Sustainable Planning Outcomes
Section 3.4.1 Energy Efficiency in Buildings
Section 3.4.1.1 Policy Objective CA5 : Energy Performance in Bui]dings
Section 3.4.1.3 Policy Objective CA7 : Construction Materials
Section 3.4.1.4 Policy Objective CA8 ; Sustainability in Adaptable Design

(, Chapter 4 - NeiqhboLrhood - People, Homes and Place
Section 4.1.1 Overarching Policy Objective PHPI
Section 4.3 Homes
Section 4.3.1 Delivering and Improving Homes
Section 4.3.1.6 Policy Objective PHP23: Management of One-off Housing
Rural Amenity Zone Objective *B’.
Section 4.3.2 Housing Choice

Chapter 5 - Transport and Mobility
Section 5.5.1 Policy Objective T4: Development of Sustainable Travel and Transport.
Section 5.7.4 Policy Objective T19: Carparking Standards

Chapter 8 - Green Infrastr_ucture and biodiversity
Section 8.3 Green Infrastructure
Section 8.3.1 Policy Objective GiBI : Green Infrastructure Strategy
Section 8.4.1 Policy Objective GIB2 : Landscape Character Areas
Section 8.4.4 Policy Objective GIB5: Historic Landscape Character Areas
Section 8.7 Biodiversity
Section 8.7.1,1 Policy Objective GIB18: Protection of Natural Heritage and the
Environment
Section 8.7.1.8 Policy Objective GIB25: Hedgerows
Section 8.7.1.11 Policy Objective GIB28 : Invasive Species

(

Chapter 10 – Environmental Infrastructure and Flood Risk
Section 10.2 Water and Wastewater
Section 10.2.2.3 Policy Objective E13 ; Wastewater Treatment Systems
Section 10.2.2.4 Policy Objective E14: Water Drainage Systems
Section 10.2.2.6 Policy Objective E16: Sustainable Drainage Systems
Section 10,2.2.9 Policy Objective E19: Drainage Impact Assessment
Section 10.7 Flood Risk
Section 10.7.2 Policy Objective E122: Flood Risk Management

Chgpter 12 – Deyelopment M_anqgernent
Section 12.2 - Climate Action
Section 12.2.1 Built Environment
Section 12.3 Neighbourhood - People, Homes and Place
Section 12.3.1 Quality Design
Section 12.3.4 Residential Development – General Requirements

Page 8 of 22 146-MAN I reFuse





N..P / 17 B 2 / 2 6

DOn Laoghaire-Rathdown County Council
LOCAL GOVERNMENT ACTS 1925 - 2014

RECORD OF EXECUTIVE BUSINESS CHIEF EXECUTIVE'S ORDERS

Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section
Section

12.3.4.2 Habitable Rooms
12.3.4.7 Refuse Storage and Service
12.3.8 – Housing for All
12.3.10 One-Off Housing in the Countryside
12.3.10.1 Suitable Sites
12.3.10.2 Design
12.3.10.3 Occupancy
12.3.10.4 Replacement Dwelling - Rural
12.3.10.9 WasteWater Treatment Systems
12.3.10.10 Water Supply
12.8 Open Space and Recreation
12.8.3 Open Space Quantity for Residential Development
12.8.3.3 (i) Private Open Space for Houses
12.8.7 Private Amenity Space – Quality Standards
12.8.7.1 Separation Distances
12.8.7.2 Boundaries
12.8.11 Existing Trees and Hedgerows

(

Chapter 13 - Land Use Zoning Objective3
Section 13.1 Land Use Zoning Objectives
Section 13.1.10 Appropriate Assessment
Section 13.2: Definition of Use Classes

Appendices
Appendix 2: Housing Strategy and HNDA
Appendix 3: Development Management Thresholds
Appendix 5: Building Heights Strategy
Appendix 6: Waste Management Guidelines
Appendix 7: Sustainable Drainage System Measures
Appendix 15: Strategic Flood Risk Assessment

(

Guidelines for Planning Authorities
• Design Manual for Quality Housing (2023)
' Sustainable Rural Housing Development, Guidelines for Planning Authorities, April

2005, Department of Housing, Local Government and Heritage Last updated on
23rd December 2020.
Circular PL 5/2008 - Rural Housing Policies and Local Need Criteria in
Development Plans, From Departrnent of Housing, Local Government and
Heritage, 30 September 2008 .

@

ASSESSMENT
The main considerations in the assessment of the proposed development are whether it
aligns with relevant national strategic policies and the provisions of the Dan Laoghaire
Rathdown County Development Plan 2022-2028 and other guidance documents. Specific
matters for consideration in the assessment will include:

©

B

+

Principle of Development
Climate Action
Planning History
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+

e

e

8

e

Rural Housing Policy
Residential Amenity & Visual Impact
Access & Roads
Drainage
Environmental Health

Principle of Development
Under the Dun Laoghaire-Rathdown County Development Plan 2022-2028, the site is
subject to zoning objective 'B', which seeks 'TO protect and improve rural amenity and to
provide for the development of agriculture’, under which residential development,
including extensions to existing dwellings, is open for consideration. As such, change of
use from commercial to residential use and residential extensions may be permitted
where the Planning Authority is satisfied that the development would be compatible with
the overall policies and objectives for the zone, would not have undesirable effects, and
would otherwise be consistent with the proper planning and sustainable developrnent of
the area

(

In considering the principle of development, it is also necessary to address the planning
history of the larger site and the extent of works proposed. Although described as a
'change of use from commercial to residential use and residential extensions to an
existing structure’, having regard to the planning history on site, the current use and the
overall scale of the proposed interventions involving substantial removal of most of the
existing structure, the Planning Authority considers the development to constitute a new
One-Off house in a Rural Zone 'B’ in practical terms. Further Information shall be
requested for updated description of development and site notices to reflect the proposed
one-off rural house on the site.

Climate Action
The proposed development will be required to be built to the strict building standards per
Part L of the Building RegulatIons such that a high energy performance will be achieved.
This will ensure the relevant policies of Section 3.4 of the County Development Plan are
achieved. The development should have regard to use of materials, and climate change
action long-term, regards Chapter 3 and energy efficiency in buildings, and noting e.g.
Policy Objective CA7: Construction Materials.

(

Notwithstanding the above, having regard to the drainage planning report, a SuDS
condition shall be attached in the event of the grant of planning permission.

Planning History
Considering the description of the proposed works, it is necessary to address the
planning history of the larger site and the extent of works proposed. Although proposed
works are described as a change of use from commercial to residential use and
residential extensions to an existing structure, the previous permission (Reg. Ref.
D21A/067C) & ABP-311601-21) was granted for a replacement dwelling (to the South-
west) and a change of use of Blackberry Lodge from residential use to storage and office
use associated with the commercial activities on the larger site. It is noted that condition
2 of said permission states that:
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'Upon first occupation of the new dwelling the subject of this permission, the use of the
existing dwelling (Blackberry Lodge) shall be restricted to use for office/storage purposes
associated with the adjoining commercial activity on site {Emphasis added}.
Reason: in the interest of clarity',

The Planning Authority consider that this essentially extinguishes Blackberry Lodge's
status as a residential unit, as a replacement dwelling was previously permitted on site
under Ref. ABP-311601-21.

Therefore, this current application will be assessed as a one-off rural dwelling under
Section 4.3.1.6. Policy Objective PHP 23: Management of One-off Housing & Rural
Amenity Zone Objective 'B' & Section 12.3.10 One-off Housing in the Countryside of the
DCIn Laoghaire County Development Plan 2022-2028. See section below forassessrnent.

(

in addition, a structural report for Blackberry Lodge was submitted as part of the
previous permission (as prepared by Fitzsimons Doyle & Associates). The report
concluded that the structure of Blackberry Lodge is

a) past its functional and intended tifespan,

b) the structure was never intended to provide suitable residential accommodation and

c) it is not an economic or sustainable solution to try to upgrade or improve this structure
to meet the requirements of a modern house to National Standards.

The Planning Authority have concerns regarding the viability of retaining parts of the
original structure and Further Information is requested for the Applicants to submit an
up-to-date structural survey.

(

In addition, plans and elevations submItted do not clearly indicate which elements of the
original structure are to be retained or removed. Ibis information is necessary in order
to determine whether the proposal genuinely retains any meaningful fabric of the original
structure and whether it will in practice operate as a replacement dwelling.

Further In£oJFBtion is therefore required, requesting a scaled and labelled
existing/proposed site layout plan and clearly annotated proposed drawings showing all
parts of the existing structure proposed for retention or demolition .

Rural Housing Policy
The County Development Plan 2022-2028 has a number of policy sections that relate to
the assessment of rural housing in the County. The proposed development shall therefore
be assessed against the criteria as it arises within the various policy sections.

Regard is given to Section 4.3.1.6. Policy Objective PHP23 : Management of One-off
Housing and Section 12.3.10 One-Off Housing in the Countryside of DOn Laoghaire-
Rathdown County Development Plan 2022-2028 as it relates to the rnanagement of one-
off housing in the rural countryside.
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As noted above, the site is subject to zoning objective 'B’ where housing is restricted to
persons demonstrating a genuine requirement for housing in accordance with Policy
Objective PHP23 of the Dan Laoghaire-Rathdown County Development Plan 2022-2028.

The principle of establishing a dwelling within a rural area is dependent on the Applicant
demonstrating that their request for a one-off housing is not urban generated and wIll
not place excessive strain on the environment services and infrastructure. The policies of
the current development plan provide the Applicant with the housing need criteria that
need to be met and demonstrated for any planning application for a one-off house in a
rural area ,

( Within 'B' zoned lands, dwellings will only be permitted where Applicants have a genuine
need to reside in proximity to their employment (such employment being related to the
rural comrnunity) or where they have a genuine need for an additional dwelling in the
rural area and who are native to the area due to having spent substantial periods of their
lives living in the area as members of the rural community and have close family ties
with the rural community.

Further Information is requested for the Applicant to submit the following in order to
assess the proposed residential development in a rural area, as follows:

8 Applicant's full-time employment or their commitment to operate a full-time
business from their proposed home in a rural area.

e

e

How their existing or proposed business contributes to and enhances rural
community ,

The nature of the Applicant's employment or business being compatible with rural
areas (in order to discourage Applicants whose business is not location
dependent).

(

@

+

•

A map showing all existing family owned property and lands.

A rationale as to why a particular site has been chose for development.

A strong justification in relation to the need for an additional dwelling in the rural
area

8

•

A rationale clearly detailing why a family flat is not a suitable alternative.

Documentary evidence to show how the Applicant complies with rural housing
policy .

a A site suitability report in relation to waste water treatment.

It’s noted that Section 12.3.10.3 Occupancy of the County Development Plan state that
in the event of a grant of permission for housing in rural areas such as B zoned lands, a
Condition wouid be attached requiring the Applicant to enter into an agreement under
Section 47 of the Planning and Development Act 2000, as amended, restrIcting
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occupation of the dwelling for a period of 7 years to the applicant, or to other such
persons as agreed by the Planning Authority.

Residential Amenity and Visual Impact
One-off dwelling in rural area
Site Layout and St_andard of Accommodation
The proposal involves the provision of a one-off dwelling on a rural site (0.019 Ha)
fronting onto Mutton Lane with a front amenity area and pedestrian access. The existing
structure is bounded by 'shop’ and 'joinery school’ to the North with a separation distance
of c. 0.890m and I.12m respectively, Delmaine House to the rear (West), separation
distance c. 3.35m to the boundary wall and side amenity space/former entranceway
associated with Delmaine House to the South. The Planning Authority have concerns
regarding the proximity of the proposed development to the adjacent buildings, given
that the submitted plans do not indicate the existing or proposed boundary
treatments/hedgerows and vegetation. Further Information shall be requested for the
applicant to submit revised plans to clarify these issues, having regard to general
Development Plan Policy to retain existing boundaries and hedgerows/vegetation in the
interest of maintaining visual and residential amenity.

(

From submitted plans, it appears that the rear amenity area would be insufficient to
serve a 3-bedroom dwelling, as outlined under the Sustainable Residential Developrnent
& Compact Settlements Guidelines, 2024. Further Information shall be requested for the
Applicant address the requirements of the proposed dwelling having regard to the
quantum and useability of the private open space serving the dwelling.

It is noted that there are no protected views or prospects surrounding the site as outlined
in the Dan Laoghaire-Rathdown County DeveEopment Plan 2022-2028.

Full assessment pertaining to the standard of accornmodation, site layout, visual impact,
residential impact and assessment against the criterion as set out under SectIon
12.3.10.1. Suitable Sites of the DOn Loaghaire Rathdown County Development Plan,
2022-2028 will be undertaken on the receipt of satisfactory Further Information.

(

Access & Roads
It is noted that there is no in-curtilage parking associated with the subject site.

DLR Transportation Department have reviewed the application and have no objections
subject to condItions pertaIning to construction works mitigation measures, repaIring and
protection of public road and managing vehicular and construction movements.

The Planning Authority consider these conditions reasonable and they shall be attached in
the event of the grant of perrnission .

Drainage
DLR Drainage Department have reviewed the application and have no objections subject
to conditions pertaining to SuDs and soakaway solutions and hardstanding for SuDS.

The Planning Authority consider these conditions reasonable and they shall be attached in
the event of the grant of permission .
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Environmental Health
DLR Environmental Enforcement have reviewed the application and have no objections
subject to c9nditions pertaining to noise management, Construction Environmental
Management Plan, Public Liaison Plan and Construction Working Hours,
The Planning Authority consider these conditions reasonable and they shall be attached in
the event of the grant of permission ,

The E.H,O. has reviewed the application and has requested F_Lathet Information in
regards to the existing site layout plan for the wastewater treatment system serving the
larger site (caf6, joinery, joinery school and subject proposal), Location of existing well
serving the joinery, joinery school, caf6 and existing site, evidence of potable water
supply to serve the proposed site in accordance with EC Drinking Water Regulations,
2023 and scaled plan showing neighbouring wastewater treatment systems and include
wells serving these buildings.

(

The Planning Authority consider these items of Further Information essential and they
shall be requested.

APPROPRIATE ASSESSMENT (AA) SCREENING
The proposed development has been screened for AA (report on file) and it has been
determined that the proposed development would not significantly impact upon a Natura
2000 Site

ENVIRONMENTAL IMPACT ASSESSMENT (EIA) SCREENING
Having regard to the nature and scale of the proposed developrnent, which comprises a
one-off house in a rural setting in a rural location, it is considered that there is no real
likelihood of significant effects on the environment arising from the proposed
development, The need for environmental impact assessment can, therefore, be excluded
at preliminary examination and as such a screening determination is not required.

(

CONCLUSION
While the principle of a one-off rural dwelling on the subject site may be considered
acceptable, the following Further Information pertaining to the description of
development, meeting one-off rural housing criteria, structural survey of existing
structure, revised plans showing boundary treatments, areas for retention/demolition and
private amenity area and E.H.O. requirements for wastewater, wells and potable water
are required in order to fully assess the proposal,

RECOMMENDATION
Request Further Information .

##################################8++++++++++++4(+++ ++++++++++++ +++++++

#######X++++++++++++++++X+++++++++++++++++++++++++++++++++++++++++++++

REQUEST FOR FURTHER INFORMATION
Further Information requested on lst May 2026.
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Further Information received on 9th August 2026.

SUBMISSIONS/OBSERVATIONS
No further third-party submissions/observations were received.

FURTHER DEPARTMENTAL REPORTS
No further Departmental Reports requested.

FURTHER PRESCRIBED BODIES
Environmental Heal!_h Officer Planning Report
Dated 12th August 2026.

(

Observations and Recommendation on further information submitted

Documents Reviewed
1. A plan to scale (1:500) showing the position of neighbouring dwellings waste
water treatment systems (including percolation areas). Please also specify on this
plan the position of any wells serving these dwellings.

The 1:500 Site Layout Plan submitted indicated the location of the well supply to
the proposed residential cottage and is acceptable to this office subject to
submission to the Planning Authority, bacterioIogical and chemical examination
results, as per European Communities Drinking Water regulations 2023.

/]dvisory note to PlerLnec
The documentation re capacity of the submitted "Wastewater Treatment systems
for Small communities, Business, Leisure Centres and Hotels. EPA 1999" to be
referred to Drainage Engineer, Water and Drainage Services Dept.
(EHO’s are only contracted to make recommendations on the 2021, EPA Code of
Practice for Domestic Wastewater Treatment Systems (PE $ 10).

(

FURTHER INFORMATION ITEMS 1-3 (Planning Matters)

I The Applicant is requested to submit a comprehensive commentary which
addresses the requirements of Section 4.3.1.6. Policy Objective PHP23 :
Managernent of One-off Housing, Section 12.3.10 One-Off Housing in the
Countryside and Section 12.3.10.1. Suitable Sites of DOn Laoghaire-Rathdown
County Development Plan 2022-2028, comprising:

e

•

•

Applicant's full-time employrnent or their commitment to operate a full-time
business from their proposed home in a rural area.
How their existing or proposed business contributes to and enhances rural
community.
The nature of the Applicant's employment or business being compatible with
rural areas (in order to discourage Applicants whose business is not location
dependent) .
A map showing all existing family owned property and lands.e
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•

e

•

e

©

A rationale as to why a particular site has been chose for development.
A strong justification in relation to the need for an additional dwelling in the
rural area.
A rationale clearly detailing why a family flat is not a suitable alternative.
Documentary evidence to show how the Applicant complies with rural housing
policy .
A site suitability report in relation to waste water treatment.

2. To ascertain the feasibility of any extension/refurbishment of Blackberry Lodge, the
Applicant is requested to submit an up-to-date structural survey, carried out by an
appropriately quatified professional.(

3. nIe Applicant is requested to submit scaled and labelled existing/proposed site
layout plans and clearly annotated drawings showing.

a) All parts of existing structure for retention and demolition.
b) Existing/proposed boundary treatments/hedgerows and vegetation.
c) Area of rear private amenity space to serve the proposed dwelling, having

regard to requirements under the Sustainable Residential Development &
Compact Guidelines for Planning Authorities, 2024.

APPLICANT’S RESPONSE TO FURTHER INFORMATION ITEM 1 (Rural Housing
Requirements)
In response to Item 1 of the Further Information request, the Applicant has submitted an
RFI Response Letter, prepared by Ar.Eng Consulting (received 09/08/2026). The
response !etter provides an itemised response to the requested elements of Section
12.3.10 One-Off Housing in the Countryside and Section 12.3.10.1 Suitable Sites of Dan
Laoghaire-Rathdown County Development Plan 2022-2028.

(

The Applicant has submitted their Revenue employment details for the period 2014-
2025, which are stated to demonstrate his employment by Gerard Farrell in the joinery
workshop. The response describes the activities operating under the "Gerry Farrell
Joinery” umbrella, including the joinery, Tibradden Craft Workshop, Hazel House Caf6,
associated farm and animal activities, and the "Wagon Project". The latter is described as
a training programme involving the construction of traditional horse-drawn Traveller
wagons. A project brochure and a letter of support from Wicklow Travellers Group are
included among the iisted enclosures. The response states that these activities provide
employment and services within the rural area and are collectively dependent upon the
existing property and facilities.

With regard to the Applicant's Iural housing circumstances, the response states that Neal
Farrell lives with his father in Firhouse and works in the joinery and craft workshop at
Mutton Lane. It also states that he teaches ukulele classes in the loft above the craft
workshop. The response identifies his housing need as arising from his current living
arrangements and the amount of time he spends working at the subject propertr. It
further states that the Applicant has worked at the property for 21 years and contends
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that this demonstrates a longstanding connection with the area, notwithstanding that his
residential, educational and birth records relate to Firhouse.

The response states that a family flat is not considered a suitable alternative because
there is no other residential property on the site to which such accommodation could be
attached .

Regarding the request for clarification of the existing family owned property and lands,
the Applicant has submitted a map with Ref. NF 01 showing the extent of the 'Farrell
property outlined in Blue’, it is noted that the family landholding outlined in blue covers
the subject commercial property (Blackberry Lodge), the one-off rural dwelling perrnitted
under Ref. D21 A/0670 & ABP-311601-21 (annotated as 'Ruth Farrell replacement
property’), Hazel House Caf6, Craft School, and Farrell Joinery Workshop. In response to
the request for a rationale as to why this particular site has been chosen for
development, the Applicant states;

(

" [ ...] This pre-fab building which was second hand the time (see report and
drawings by Fitzsimons Doyle and Associates) was erected on an elevated
concrete plinth. The front entrance railing and gate of wrought iron and granite
date back over 100 years with the "Blackberry Lodge" in some shape or form
always being behind the original entrance fagade. This particular site/property has
been chosen because it is an obvious developed site which the '’Blackbeny Lodge"
currently has a change of use from domestic to commercial use as part of
previous occupants Ruth FarreIIs new Development on Tibradden Lane. "

In relation to site suitability, the response states that the existing system and percolation
area were installed by Molloy Environrnental Services approximately 20 years ago and
continues to operate. The response does not include a new site characterisation or site
suitability assessment, stating instead that such information would have been submitted
to the Council’s Environrnental Department before installation of the existing system.

(

APPLICANT’S RESPONSE TO FURTHER INFORMATION ITEM 2
(Structural/Habitable Status of Existing Blackberry Lodge)
In response to Item 2 of the Further Information request, the Applicant has submitted an
RFI Response Letter, prepared by Ar.Eng Consulting (received 09/08/2026) in addition to
a Structural Report, prepared by FDA Consulting Engineers, dated June 2021. The RFI
Response Letter states :

There is a recent report carried out by an appropriately qualified person namely
John Doyle C.Eng MIEI of Fitzsimons Doyle and Associates in June 2021. The title
of this document is 'Pre-fab Report' and this report was lodged with DLR on 21st
July 2021 as part of Ruth Farrells planning applications for a separate house.
Ruth Farrell together with husband and 3 smal! children were living in the Lodge
at the time. The writer states that 'it is not an economical or sustainable solution
to try and upgrade or improve this structure to meet the requirement of a modem
house to national standards’.
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I would agree with this report and believe that this dwelling should be
demolished. The use of the word demolish did not appear in the planning notice
as its current classification is commercial and demolition is not a planning issue in
that instance.

Therefore according to the report it appears that the practical thing to do would
be to demolish the existing Lodge-re-build and comply with all the regs including
Part M. This report is only 5 years old and Ruth Farrell vacated the property in
2025 meaning that it has not had much use commercially since its change from
domestic use and would in 2027 be eligible for a vacant property grant to assist
with bringing properties such as this back into use.

(

I suggest that with a pre-fab structure of some 60 years is well beyond its usage
and any further up to date report prepared by myself or others would not be
informative or useful.

APPLICANT'S RESPONSE TO FURTHER INFORMATION ITEM 3 (Clarity on
Proposed Works/Demolition; Provision of Private Amenity Space)
In response to Item 3 of the Further Information request, the Applicant has submitted an
RFI Response Letter, prepared by Ar.Eng Consulting (received 09/08/2026) in addition to
a Structural Report, prepared by FDA Consulting Engineers, dated June 2021.

The RFI Response Letter concurs with the findings of the 2021 structural report, and
confirms that the structure would need to be fully 'removed’ with a new dwelling
'installed’,

Regarding landscaping and boundary treatment, the Applicant's response notes that all
existing boundaries are to be retained with no additional works or planting proposed.

( In relation to the requirement for any proposed dwelling to comply with the open space
requirements of SPPR 2 Minimum Private Open Space Standards for Houses of the
Sustainable Residential Development and Compact Settlements Guidelines for Planning
Authorities (DoHLGH, 2024), the Applicant states:

’' [ . ..] The rear of the property does not have the amenity space as per the 2024
standards and again how can the 2024 standard be applied to a dwelling that
never had any amenity space and in existence for over 100 years. This property
can only occupy the existing footprint save a small extension to the rear which will
better avail of the remaining rear space for social use. [The Applicant] as
previously noted spends all of his time in the joinery an into the evenings teaching
music in the loft over the craft workshop. [The Applicant] or any of the previous
occupants are not overly concerned about the lack of amenity to the rear of which
he has no time to maintain. Again this is not a proposed dwelling."

ASSESSMENT OF FURTHER INFORMATION ITEMS 1-3 (Planning Matters)
To summarise the request for Further Information on planning matters, the Planning
Authority outlined the need for:
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•

+

e

Clarity on the proposed works and need/extent of demolition to facilitate
construction of the proposed dwelling;
Depending on the response to the above, compliance with rural housing
policy;
Compliance with relevant housIng standards, including quantum of required
private amenity space.

The Planning Authority welcomes the clarification provided regarding the extent of the
proposed works, however, notes some discrepancies on how this is described by the
Applicant in the submitted documents. The assertion that the 'removal’ of the existing
structure and 'installation' of a new dwelling does not constitute dernolition and
construction of a replacement dwelling is not accepted. The proposed development is
interpreted in this case to comprise demolition of the existing commercial unit to
facilitate the construction of one no. residential building,

(

As outlined in the initial assessment, the residential use class of this site was superseded
by 'commercial’ following the permission of the 'replacement dwelling’ under Ref.
D21A/067C) & ABP-311601-21. The need to satisfy one-off rural housing policy (in
addition to rationale for demolition and replacement) there applies in this instance,

On review of the submitted documentation and commentary outlining compliance with
Section 12.3.10 One-Off Housing in the Countryside and Section 12.3.10.1 Suitable Sites
of DOn Laoghaire-Rathdown County Development Plan 2022-2028, the Planning Authority
considers that the Applicant has failed to demonstrate how their existing business
contributes to or enhances the rural community. While the commentary provided is
welcomed, the Planning Authority is not satisfied that sufficient rationale has been
provided to justify the need for a second additional dwelling.

( Further, the need to provide adequate private amenity space and residential standards in
any proposed dwelling is a requirement associated with land, not individuals or
ownership. It is therefore noted that the dwelling in its proposed form would not be
acceptable with regard to SPPR 2 Minimum Private Open Space Standards for Houses of
the Sustainable Residential Development and Compact Settlements Guidelines for
Planning Authorities (DoHLGH, 2024).

On the grounds outlined above, refusal of permission is therefore recommended,

FURTHER INFORMATION ITEM 4 (EHO Matters)

4. The Applicant is requested to submit:
a) A revised site layout plan to scale (1 :500), including the existing wastewater

treatment system ("Treatment systems for Small communities, Business,
Leisure Centres and Hotels" EPA) currently serving the Caf6, the Joinery, the
Joinery School and the subject proposal: "Change of use from office to
residential ".
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b)

C)

d)

The location of the exIsting well serving the Joinery, the loinery School, the
Cafe and existing dwelling must be included in the site location map.
Evidence of a potable water supply to serve proposed residential dwelling.
Evidence must include a bacteriological and chemical examination in
accordance with European Communities Drinking Water regulations 2023.
A plan to scale (1: 500) showing the position of neighbouring dwellings waste
water treatment systems (including percolation areas). Please also specify on
this plan the position of any wells serving these dwellings.

(- Advisory note :
The parent approval (D17A/0469) for Gerry Farrell ]oinery works and Caf6 is for
"Treatment systems for Small communities, Business, Leisure Centres and Hotels
1 999 " EPA

The application should be referred to Drainage Engineer in Dun Laoghaire
Rathdown Water and Drainage Services Dept, (CHO’s are only contracted to make
recommendations on the 2021, EPA Code of Practice for Domestic Wastewater
Treatment Systems (PE $ 10).

APPLICANT’S RESPONSE TO FURTHER INFORMATION ITEM 4
The Applicant has submitted drawings to identify the existing wastewater treatment
system, the well serving the development and other activities on the wider property, and
septic tanks on neighbouring properties. The response also refers to Drawing Ref. NF 01
in connection with the location of the treatment system. To address potable water
supply, a 2017 hydrogeological assessment prepared by Robert T, Meehan for Hazel
House Caf6 has been submitted. The response states that this assessment identified a
low risk of contamination and that the well has historically provided water to the site. The
response does not identify the submission of the bacteriological and chemical
examination requested under the Drinking Water Regulations 2023. It further states that
the existing communal wastewater treatment system serves the joinery and the subject
property and is operating below capacity.

(

ASSESSMENT OF FURTHER INFORMATION ITEM 4 (EHO Matters)
Consideration is given to the Environmental Health Officer Planning Report, dated 12th
August 2026 in the assessment of this item of Further Information, which outlines no
further objection to the proposed development, subject to submission of bacteriological
and chemical examination results, as per European Cornmunities Drinking Water
Regulations 2023.

The Planning Authority therefore considers that the Applicant has satisfactorily addressed
Item 4 of the Further Information request.

APPROPRIATE ASSESSMENT (M) SCREENING
The proposed development has been screened for AA (report on file) and it has been
determined that the proposed development would not significantly impact upon a Natura
2000 Site
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ENVIRONMENTAL IMPACT ASSESSMENT (EIA) SCREENING
Having regard to the nature and scale of the proposed development, which comprises
residential extension works in a fully serviced location, it is considered that there is no real
likelihood of significant effects on the environment arising from the proposed development.
The need for environrnental impact assessment can, therefore, be excluded at preliminary
examination and as such a screening determination is not required.

DEVELOPMENT CONTRIBUTIONS

Residential
sq. Metresmo i
New Floor Area
Sq. Metres Proposed
Demolition

(

55 sq.m floor space of proposed works

No demolitions proposed .

CONCLUSION
Having regard to the Objective 'B' zoning of the subject site, the rural location of the site,
the planning history of the wider family landholding, and the provisions of Policy
Objective PHP23 and Sections 12.3,10 and 12.3.10.1 of the Dan Laoghaire-Rathdown
County Development Plan 2022-2028, it is considered that the proposed development
comprises the dernolition of an existing commercial structure and the construction of an
additional dwelling in the rural area, The residential use formerly associated with the
structure known as Blackberry Lodge was superseded following the grant of permission
for a replacement dwelling under Ref. D21A/067C) and ABP Ref. ABP-311601-21.
Accordingly, the proposal is subject to the provisions of the County Development Plan
governing one-off housing in the countryside.

Notwithstanding the information submitted in response to the request for Further
Information, it is considered that the Applicant has not dernonstrated that the proposed
development meets the requirements of Policy Objective PHP23 or Sections 12.3.10 and
12.3.10.1 of the County Development Plan.

(

RECOMMENDATION
I recommend that a decision to REFUSE PERMISSION be made under the Planning &
Development Act 2000, as amended for the following reasons: -

1. The Applicant has not demonstrated that the proposed dwelling is required
to accommodate a person whose principal employment is intrinsically linked to the
rural area, or that the Applicant's employment or business is location-dependent and
contributes to or enhances the rural community to the extent necessary to justify a
second additional dwelling on this landholding. It is therefore considered that the
proposed development would not comply with Section 4.3.1.6. Policy Objective
PHP23: Management of One-off Housing, Section 12.3.10 One-Off Housing in the
Countryside nor Section 12.3.10.1 Suitable Sites of Dan Laoghaire-Rathdown County
Development Plan 2022-2028.
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2. The proposed dwelling would not be served by the minimum quantum of
private open space required under SPPR 2 and would consequently provide an
inadequate standard of residential amenity for future occupants, The subject
development would therefore set a negative precedent for the area, where the
objective is to protect and improve rural amenity. The development would therefore
be contrary to the proper planning and sustainable development of the area

(

./ md::=Mma

C

Endorsed: / //- (- -';-/
k

For the avoidance of doubt the above report is adopted generally and the reasons and
considerations therein. in particular the recommendation of the Planner and the reasons
set out in the report.

ORDER: A decision pursuant to Section 34(8) of the Planning & Development Act
2000, as amended, for Register Reference D26A/0190/WEB, to REFUSE
PERMISSION for the above proposal for the (2) reason(s) set out above
is hereby made.

(

REG. REF.: D26A/0190/WEB

/_,/I/bSigned
API i :icbr

Dated:

!annach, Comhairle Contae Dhan Laqhaire-Rdth Arl DOin, Order No.
to me all his powers, functions and dubs in relation to the County Council
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TRANSPORTATION PLANNING

Register Ref:
Development:

D26A/0190/ WEB
Change of use permission from commercial use back to
residential use for single storey cottage and permission to
extend over and to the rear of cottage to create a 2 storey
dwelling unit
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16,
D16NY76
Neal Farrell

Location :

Applicant:
Application type:
Planning Officer:
Date received :

Permission
Laura Hederman
11-Mar-2026

Report

Transportation Planning have no objection to the proposed change of use subject
to the following conditions:

1. All necessary measures shall be taken by the Applicant and Contractor to:
a) prevent any mud, dirt, debris or building material being carried onto or placed on

the public road or adjoining properties as a result of the site construction works,
b) repair any damage to the public road arising from carrying out the works,
c) avoid conflict between construction activities and pedestrian/vehicular movements

on the surrounding public roads during construction works.

(

Nayoung Han Graduate Engineer
Transportation Planning Section Date: 24 April 2026





Environmental Enforcement Report

Referred Application Ref: D26A/0190/WEB

Proposal Description: Change of use permission from commercial use back to
residential use for single storey cottage and permission
to extend over and to the rear of cottage to create a 2
storey dwelling unit

Location : Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16,
D16NY76

Date Received: 11/03/2026

Laura HedermanPlanning Officer:

Report Date: 26/03/2026

Relevant Documentation submitted in support of proposal :
(

The DLR Environmental Enforcement note that no documents relating to the
management of environmental emissions have been supplied.

Assessment :

DLR Environmental Enforcement Department suggest that the proposal can be
undertaken in accordance with standard methods of construction and subject to the
inclusion of the following recommended conditions in the event of a grant of Planning
Permission.

Recommended Conditions:

The following conditions are recommended in the event of a grant of planning
permISSIon ;

(

Noise Management

The final detailed design and location of building services, such as heat pumps, must
avoid the generation of potential conflicts in terms of noise amenity affecting adjoining
land uses.

REASON: in the interests of orderly development and the proper planning and
sustainable development of the area.

Construction Environmental Managernent Plan
Submission of a simple ' Construction Environmental Management Plan' (CEMP) setting
out proposals for environmental management of the proposed works to avoid the
creation of serious environmental nuisance, such as noise, dust and other emissions that
may be considered an environmental nuisance.

The Applicant and the appointed Contractor(s) shall ensure that in terms of Construction
Waste, records shall be maintained and made available for inspection on site
demonstrating tracking of all waste generated to final destination.

REASON: in the interests of orderly development and the proper planning and





Environmental Enforcement Report

sustainable development of the area.

Public LiaiscPn Plan

The Applicant and the developments Contractor shall develop and implement a 'Public
Liaison Plan’ for the duration of the works, covering the following.

a) Appointment of a Liaison Officer as a single point of contact to engage with the
local community and respond to concerns.

b) Keeping local residents informed of progress and timing of particular construction
activities that may impact on them.

c) Provision of a notice at the site entrance identifying the proposed means for
making a complaint.

d) Maintenance of a complaints log recording all complaints received and follow up
actions.

REASON: in the interest of the proper planning and sustainable development of the
area

(. CQnstruction Working Hours

All site development and construction work, including deliveries to and from the site,
shall be restricted to the following hours:
Monday to Friday: 07:00 to 19:00 hours
Saturday: 08:00 to 14:00 hours
Sundays and Bank Holidays: No construction works, site activities, or deliveries
permitted .
Work outside of these hours shall only be permitted with prior written approval from Dan
Laoghaire-Rathdown County Council or in an emergency situation.

REASON: To protect the residential amenities of the area and prevent noise nuisance,

Report prepared by

Dr. Omar Coughlin

Executive Scientist
DLR Environmental Enforcement / Waste Management
Infrastructure and Climate Change Department,
DOn Laoghaire-Rathdown County Council, Marine Road, Dan Laoghaire, Co. Dublin.

(





Dan Laoghaire-Rathdown Co Co
Municipal Services Department
Drainage Planning
Level 3, County Hall

Reg. Ref.
Applicant Name
Location
Proposal

D26A/0190/WEB Application Rec'd Date: 11th March 2026
Neal Farrell
Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76
Change of use permission from commercial use back to residential
use for single storey cottage and permission to extend over and to
the rear of cottage to create a 2 storey dwelling unit
PermissionApplication Type

Further Information/
Clarification of F.I. Recd

Planning Officer: Laura Hederman
Return Date: 14th April 2026
Date Received Water Services: WEB
Report Date: 14th April 2026

( )rainage Planning Report

NO OBJECTION on the following condition:

1. The surface water runoff generated by the development shall be discharged to appropriately sized
water butt(s) which shall be installed and retained as indicated in the application. Any overflow
from the water butt(s) shall not connect to the public surface water sewer but shall be infiltrated
locally to a soakaway, as detailed in the application, in accordance with Section 10.2.2.6 Policy
Objective E16: Sustainable Drainage Systems (SuDS) of the County Development Plan 2022-
2028. The soakaway shall be designed to BRE Digest 365 and shall not have an overflow. The
offset distance for infiltration from adjacent buildings or structures will be at the professional
judgement of a suitably qualified engineer and shall ensure the proposed system has no impact
on neighbouring properties. If a soakaway is not a feasible solution then, prior to the
commencement of development, the applicant shall submit for the written agreement of the
Planning Authority a report signed by a Chartered Engineer showing an infiltration test (with
results, photos, etc) and shall propose an alternative SuDS measure.

2. Any changes to parking and hardstanding areas shall be constructed in accordance with the
recommendations of the Greater Dublin Strategic Drainage Study for sustainable urban drainage
systems (SuDS) i.e. permeable surfacing, and in accordance with Section 12.4.8.3
Driveways/Hardstanding Areas of the County Development Plan 2022-2028. Appropriate
measures shall be included to prevent runoff from driveways entering onto the public realm as
required. Where unbound material is proposed for driveway, parking or hardstanding areas, it
shall be contained in such a way to ensure that it does not transfer on to the public road or
footpath on road safety grounds.

(

Signed : Date :

Carolina Marques
Assistant Engineer
Drainage Planning
Municipal Services Department

Signed :
Johanne Codd
A/Senior Executive Engineer
Drainage Planning
Municipal Services Department

Date :





Dan Laoghaire-Rathdown County Council
E.H.0. PLANNING REPORT/CONSULTATION

Environmental Health Service, Silverstone House, Ballyrnoss Road, Sandyford, D18
Tel: (01) 2020580

LOCATION: Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76

DEVELOPMENT: Change of use permission from commercial use back to residential
use for single storey cottage and permission to extend over and to the rear of cottage to
create a 2 storey dwelling unit

APPLICANT: Neal Farrell

REF: D26A/0190FI

(

RECEIVED: 11/08/2026 RETURNED: 12/08/2026

Observations and Recommendation on further information submitted

Documents Reviewed
1. A plan to scale (1:500) showing the position of neighbouring dwellings waste

water treatment systems (including percolation areas). Please also specify on this
plan the position of any wells serving these dwellings.

The 1:500 Site Layout Plan submitted indicated the location of the well supply to the
proposed residential cottage and is acceptable to this office subject to submission to
the Planning Authority, bacteriological and chemical examination results, as per
European Communities Drinking Water regulations 2023 .

(

Advisory note to planner:

The documentation re capacity of the submitted “Wastewater Treatment systems
for Small communities, Business, Leisure Centres and Hotels. EPA 1999“ to be
referred to Drainage Engineer, Water and Drainage Services Dept.

(EHO’s are only contracted to make recommendations on the 2021, EPA Code of
Practice for Domestic Wastewater Treatment Systems (PE $ 10).

<a„ d. ax
Rose McCaul
SENIOR ENVIRONMENTAL HEALTH OFFICER





Dan Laoghaire-Rathdown County Council
E.H.0. PLANNING REPORT/CONSULTATION

Environmental Health Service, Silverstone House, Ballymoss Road, Sandyford, D18
Tel: (01) 2020580

LOCATION: Blackberry Lodge, Mutton Lane, Tibradden, Dublin 16, D16NY76

DEVELOPMENT: Change of use permission from commercial use back to residential
use for single storey cottage and permission to extend over and to the rear of cottage to
create a 2 storey dwelling unit

APPLICANT: Neal Farrell

REF: D26A/0190

(

RECEIVED: Weekly List No 1 1 RETURNED: 15/04/2026

Observations and Recommendations:

Before a decision is made on this application the following information is required:

1. This site layout plan to scale (1:500) must include the existing wastewater
treatment system (“Treatment systems for Small cowrwrunities, Business, Leisure
Centres and Hotels ” EPA) currently serving the Caf6, the Joinery, the Joinery
School and the subject proposal: “Change of use from office to residential”.

2. The location of the existing well serving the Joinery, the Joinery School, the Cafe
and existing dwelling must be included in the site location map.

3. Please submit evidence of a potable water supply to serve proposed residential
dwelling. Evidence must include a bacteriological and chemical examination in
accordance with European Communities Drinking Water regulations 2023.

(

4. A plan to scale (1:500) showing the position of neighbouring dwellings waste
water treatment systems (including percolation areas). Please also specify on this
plan the position of any wells serving these dwellings. .

Advisory note:
The parent approval (D 17A/0469) for Gerry Farrell Joinery works and Caf6 is for
“Treatment systems for Small communities, Business, Leisure Centres and Hotels
1999“ EPA

The application should be referred to Drainage Engineer in Dun Laoghaire
Rathdown Water and Drainage Services Dept. (EHO’s are only contracted to
make recommendations on the 2021, EPA Code of Practice for Domestic
Wastewater Treatment Systems (PE $ 10).

R©&e%tceAa£

Rose McCaul

SENIOR ENVIRONMENTAL HEALTH OFFICER
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APPEAL

We start this appeal with a few verifiable facts :

1. There has been a Dwelling House at this location since the 1800’s as per the Historic OS Mapping copy

attached.

/ 2. Prosser’s are the name of the family who resided at this location for several generations as per the

Toms directory.

3. In the early 1960’s the original stone built 2 Storey house was demolished due to it being deemed not

fit for purpose.

4. This replacement pre-fab would have been considered a huge up-grade at the time for the family.

5. This 1960’s upgrade we believe was done before the Planning and Development Act of 1963 came into

being.

6. There has been un-interrupted occupation of this small property to our memory.

7. There has been continuous electric power supply to this unit which is now in Neal Farrell’s name.

8. The front stone walls and wrought iron gate and railings together with the King George Royal Mail post

box date back to 1920

( J. There were no observations or submissions from the community relating to this development in this

very sensitive area.

10. Blackberry Lodge has its own Eircode D16NY76.

11. The change of use from dwelling to office storage ( commercial ) with Ruth Farrells ( sisters application)

was to re-assure the public that the charming streetscape would be un altered.

12. DL/R wanted the Farrell family to demolish /remove this Blackberry Lodge property

13. ABP stated that The Lodge be kept

14. Ruth Farrell lived in this Lodge until recently 2025 and managed with the assistance of An Bord Pleanala

to get a replacement property adjacent to Blackberry Lodge all within Farrell Landholding.
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All Neal Farrell is looking for is to up-grade his property to give it the modest size for an average family

home and also to bring it in line with current Building Regulation requirements to include energy.

We ArEng Consulting Ltd considered this a relatively straightforward planning application for someone

needing a house on the job.

The only difference with this house ... it has a theoretical label and therefore deemed commercial ?

DL/R response at FI stage was scripted in a way that suggested that there was no property at this

location and that this was a site only.

DL/R sought a comprehensive commentary with their Further Information :(

Planning FI
1. The Applicant is requested to submit a comprehensive commentary which addresses the
requirements of Section 4.3.1.6. Policy Objective PHP23: Management of One-off Housing, Section
12.3.10 One-Off Housing in the Countryside and Section 12.3.10.1. Suitable Sites of DOn Laoghaire-
Rathdown County Development Plan 2022-2028, comprising:

' Applicant's full-time employment or their commitment to operate a full-time business from their
proposed home in a rural area.

• How their existing or proposed business contributes to and enhances rural community.

• The nature of the Applicant's employment or business being compatible with rural areas (in order to
discourage Applicants whose business is not location dependent).

• A map showing all existing family owned property and lands.
(

• A rationale as to why a particular site has been chose for development.

' A strong justification in relation to the need for an additional dwelling in the rural area.

• A rationale clearly detailing why a family flat is not a suitable alternative.

• Documentary evidence to show how the Applicant complies with rural housing policy.

• A site suitability report in relation to waste water treatment.

4 1 l1 .1 F C
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2. To ascertain the feasibility of any extension/refurbishment of Blackberry Lodge, the Applicant is
requested to submit an up-to-date structural survey, carried out by an appropriately qualified
professional .

3. The Applicant is requested to submit scaled and labelled existing/proposed site layout plans and
clearly annotated drawings showing :

• All parts of existing structure for retention and demolition.

• Existing/proposed boundary treatments/hedgerows and vegetation.

• Area of rear private amenity space to serve the proposed dwelling, having regard to requirements
under the Sustainable Residential Development & Compact Guidelines for Planning Authorities, 2024.

1 \Mater & Drainage - E.H.O.
' 4. The Applicant is requested to submit:

Q A revised site layout plan to scale (1: 500), including the existing wastewater treatment system
(Treatment systems for Small communities, Business, Leisure Centres and Hotels EPA) currently
serving the Caf6, the Joinery, the Joinery School and the subject proposal: 'Change of use from office
to residential’ .

U The location of the existing well serving the Joinery, the ]oinery School, the Cafe and existing
dwelling must be included in the site location map.

a Evidence of a potable water supply to serve proposed residential dwelling. Evidence must
include a bacteriological and chemical examination in accordance with European Communities Drinking
Water regulations 2023.

d) A plan to scale (1:500) showing the position of neighbouring dwellings waste water treatment
systems (including percolation areas). Please also specify on this plan the position of any wells serving
these dwellings. .

\ Advisory note:
The parent approval (D17A/0469) for Gerry Farrell Joinery works and Caf6 is for 'Treatment systems
for Small communities, Business, Leisure Centres and Hotels 1 999’ EPA.

The application should be referred to Drainage Engineer in Dun Laoghaire Rathdown Water and
Drainage Services Dept. EHO's are only contracted to make recommendations on the 2021, EPA Code
of Practice for Domestic Wastewater Treatment Systems (PE $ 10).

We felt that we had comprehensively addressed all the Fl requests with our response

5 1 l’ it g c
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RECOMMENDATION

I recommend that a Decision to REFUSE PERMISSION is made under the Planning &
Development Act 2000, as amended for the following reason(s) : -

1. The Applicant has not demonstrated that the proposed dwelling is required to accommodate a
person whose principal employment is intrinsically linked to the rural area, or that the Applicant's

, employment or business is location-dependent and contributes to or enhances the rural community to
' the extent necessary to justify a second additional dwelling on this landholding. It is therefore

considered that the proposed development would not comply with Section 4.3.1.6. Policy Objective
PHP23: Management of One-off Housing, Section 12.3.10 One-Off Housing in the Countryside nor
Section 12.3.10.1 Suitable Sites of DCln Laoghaire-Rathdown County Development Plan 2022-2028.

2. The proposed dwelling would not be served by the minimum quantum of private open space
required under SPPR 2 and would consequently provide an inadequate standard of residential amenity
for future occupants. The subject development would therefore set a negative precedent for the area,
where the objective is to protect and improve rural amenity. The development would therefore be
contrary to the proper planning and sustainable development of the area.

Ig The Applicant has not demonstrated that the proposed dwelling is required to
accommodate a person whose principal employment is intrinsically linked to the rural
area, or that the Applicant's employment or business is location-dependent and
contributes to or enhances the rural community to the extent necessary to justify a
second additional dwelling on this landholding. It is therefore considered that the
proposed development would not comply with Section 4.3.1.6. Policy Objective
PHP23: Management of One-off Housing, Section 12.3.10 One-Off Housing in the
Countryside nor Section 12.3.10.1 Suitable Sites of Dan Laoghaire-Rathdown County
Development Plan 2022-2028.

(

Neal Farrell is a skilled craftsman and farmer who needs to live at the existing Blackberry Lodge

address. He works long hours and needs to be dose to the business, the animals and the landholding.

This joinery is also a training campus for the Travelling community as per the Wagon Project and this

rural location is central for Wicklow, Dublin and Kildare and the travelling communities who have
availed of the service.

The Donkey Sanctuary have 2 animals staying on the lands. The animals need care and attention and

some of the Horses belong to the local community who also assist in the management.

Neals father Gerry will be retiring in a few years although Neal does the major share of the work at

present and will be taking on the whole complex.

6 ! I’ll pc
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There was a major fire situation (2015) in the caf6 and also some attempts of theft over the years and

Neal needs to be at this location for security alone.

The Joinery / Craft training workshop / Caf6 / Farm is an important hub for the community and
The local Larch Hall Scouts avail of the joinery workshop Craft school training and the caf6 serves the

community on a social level. Many Childrens parties take place at the ]oinery as the children have
access to animals, labrinths and vegetable gardens.

Neal is also an active board member of GROW and has opened up the space for GROW members to use

as a place of respite and activity and all things relating to mindfulness.

The place is open 7 days and needs constant oversight.

( Members of the Farre11 Family are buried in the local Mount Venus Cemetery.

Neal has played Hurling for Nearby Ballyboden St Enda’s. 30 years.

The Family are over 20 years entrenched in the community from sports to farming to training kids the

basic skills of joinery and working with wood as well as tending animals. This farm/joinery

development is intrinsically linked to the rural community

2. The proposed dwelling would not be served by the minimum quantum of private open
space required under SPPR 2 and would consequently provide an inadequate standard
of residential amenity for future occupants. The subject development would therefore
set a negative precedent for the area, where the objective is to protect and improve
rural amenity. The development would therefore be contrary to the proper planning
and sustainable development of the area.

The house footprint takes up 50% of the property and this has been the case for centuries. There is

\ generous grassed amenity space at the front with a small area to the rear which would be slightly reduced

with the proposed much needed living space extension.

This dwelling which is Blackberry Lodge was never served with the minimum quantum of open space.

There is adequate amenity space to the front for families. There is also access to the caf6 and yard area

from the Lodge through the wall into the out-buildings and on into the enclosed yard area. There is

amenity access to the 7 acres to the rear.

7 II’ IIFe
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It must be noted that this property “Blackberry Lodge" cannot be sold as a separate entity for the following

reasons:

1. The waste water Treatment System is outside the walled property and is run by the large treatment

plant serving the whole develpment as shown on the 1:500 maps.

2. The drinking water comes from a well located off the property in front of the caf6 also serving the

total complex.

3. Car Parking is also off the property to the north a short walk from Blackberry Lodge and finally

4. The Farrells would not want a strange resident living on top of their business that could impact

C negatively on activities.

It sounds odd trying to calculate the amenity space for a historic building footprint to fit modern

standards.

We cant see how this development in existence if permitted would set a negative precedent for the

area as expressed by DL/R.

It is worth noting at this point that there was not one submission or observation or anything negative

with this proposed development.

There is a strong housing need here for Neal, .. and there is a Lodge that could (with conversion) make a
very comfortable house.
This property is as per my closing remarks with the response to further information
...._ is only attractive to a member of the Farrell Family to allow them to live “over the shop” so to
speak.

We would ask the Planning Commission to look at this odd situation prima facie and return a sensible
outcome, ....as what are we are supposed to do with this ready to go Cottage amid a
housing crisis ?

Please allow the applicant to renovate and up-grade this property by overturing the
DL/R decision as per previous Farrell planning applications.

Yours Sincerely

(

John Loney MRIAI
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Please find attached some additional documents not submitted with the original application or the
Further information namely:
Some up to date pictures / historic map
electricity bills
donkey details

Pvt

94
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d

Blackberry Lodge 29.09.2026

(

Wall mouMr MlMk 1920's
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Map showing the original property outlined in red
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sse
Airtricity+

Invoice Number: 818552352

Account Number: :9105379 DG MCC Profile

03MCCOIDate of Issue: 22/09/2026

General Enquiries
mo %404'M

corn
Open 88;1 to 6 30pri 10

Supply Addtess:
Mr Neal Farrell
Blackberry Lodge Tibradden
Rathfarnham
Dublin
Dublin 16
D16 NY76

Emergency Electricitye
1800 372 999 124 hours I

VIsIt ssealrtrlclty.com to

submit meter reads, view your

P, i:'and account details It's

home to a range of other

services such as our Help
Centre, webchat. our customer

charter and codes of practice,
These codes outline our service

commitments to our customers

in a number of areas including

Marketing, Billing and
Vulnerable Customers

For fuel mix information
see overleaf .

Summary of Payments
Description

since last statement
Date Amount €

58.53
-58.53

0.00

Balance forward
Payment Received 05/08/2026

A It due before this bill

a Details of Electricity Charges:
Description
SmartSaver Std 24hr
Standing Charge P3 Dom Rural
PSO Levy

UnIts
0.00

62.00
2.00

MIC Rate
0.3622
0.8325
1.4600

Amount €
0.00

51.61
2.9212

VAT 9.CP/o 4.90

54.53
4.90

59,43

59.43

Total Charges for this perIod (excl. VAT)
Total VAT
Total Charges for this period (incl. VAT)

We now have even more
to pay. For your range

'xible payment options
visit sseairtricity.com

Total Amount Outstanding

TOTAL DUE € 59.43

Electricity Billing Period

22/07/2026 to 22/09/2026

Payment Method
Direct D’gm)

UMR: 3406376356486620

Payment Due Date

06/10/2026

sse
Airtricity

Curtom©Acwunt No.

Complete thIs sliP and und wIth your p{lnwR to.
Account8 Receivable, SSE Airtdcity Limited,

Red Oak South, South County Business Park, Leopard6town,
Dublin 18, Ireland

REMITTANCE ADVICE

Cheque

3405379 IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIOther

€ 59.43
AN POST REF 00000034053794 ]000000059439 014281

PLEASE DO NOT MARK BELOW THIS LINE THaI (





dONKEY2+adr RECORD SHEET
Donkey Record Sheet & Passport must stay with the donkey.

record all dates of treatments carried out to your rehomed donkey.

NAME & E no: Rosie 372141420480844cJNKEY
DATE OF BIRTH

SEX: Mare
3 years COLOUR: Grey

BEDDING & FEEDING HISTORY: Bedded on straw. Fed grass in summer, haylage
in winter and ad-lib barley straw all year around.

Kind, good to pick up feet.
Supervision of children is always advised.

BEHAVIOUR:

ADDITIONAL COMMENTS:

e

DW4, fo d/n H;};;}es fo be
individual faecal \ trimmed every

sampling before de- \ 6-10 weeks
worrnlrtg

De-Lousiib im%-rT;T-
Z;;im( 7;
t>UVA for
information

Flu/Tetanus

annually.
Vet to record
in passport

be @HjIIIHm®Bgy3
Annual T own will visit I Height in hands
checks' . i af regular \Heartgirth in cms

required I intervals to
offer support

a 1e

as per protocol with Equest janother trim as
Pramox. Due re sampling in Ihooves were long
6 months - 19/12/2017 jand are prone to

kink and idistort if
not trimmed

Not needed 1/7/19 Equi}ls
Prequenza TE
A247AOI 6-20

Q 1 /07/2019

On delivery 20/7/1 9

14

16

18

20

Welfare Department
dad Feb 2017

&





DONKEY RECORD SHEET
Dear Guardian)he Donkey Record Sheet & Passport must bay with the donkey.
We ask to you record all dates of treatments carried out to your rehomed donkey.

DONKEY NAME & E no: Molly 24084 372141420480883

DATE OF BIRTH: 7 years COLOUR: Grey
SEX: Mare

BEDDING & FEEDING HISTORY: Bedded on straw. Fed grass in summer, haylage
in winter and ad-lib barley straw all year around.

Kind, good to pick up feet.
Supervision of children is always advised

BEHAVIOUR:

ADDITIONAL COMMENTS:

De-Wormin
DV
individual faecal

sampling before de-
warmIng

FarrieI
g m
trimmed every

6-10 weeks

–Iii-b:Lmini–Tviicinatidns

information

•

HeartgirtF,

aM
nwA for

Dental
ArM
checks

required

wdare Viiitgm
at regular
intervals to

offer SLyppOa

Measurements
Height in hands

in on7S
WEMr

annually.
Vet to record
in passport

e e
as per protocol with Equest janother trim as
Pramox. Due re sampling in Ihooves were long
6 months - 19/12/2017 jand are prone to

kink and idistort if
not trimmed

Not needed 1/7/19 Equilis
Prequenza TE
IA247AOI 6-20

0 1 /07/2019

On delivery 20/7/19

4

3

9

10

11

12

14

15

16

IB

19

20

Wetfare Department
,dn,d Feb 2017
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Siga-Hydro Limited September 2026

Elected
Representatives

Tipperary County Council’s Senior Management Team
briefing on 28#1 November 2024.

Silvermines Inter Agency Group briefing on 12th
December 2024 (consisting of Department of Agriculture,
Food and the Marine; Department of Communications,
Climate Action and the Environment; Environmental
Protection Agency, Food Safety Authority of Ireland,
Health Services Executive, Teagasc, and Tipperary
County Council).

Tipperary County Council’s Environment and Climate
Action Strategic Policy Committee briefing 11 th June 2025.

STAGE 2 - CONCEPT Door to door
DESIGN engagement

February event promotion: 69 doors were answered
during door-to-door engagement prior to the event, with a
project leaflet and cover letter left at all other houses
visited. The engagement area was extended towards the
substation location and along roads that could potentially
experience visual impacts from the off-site substation.

Engagement with
Clubs and
Organisations

Briefings provided to the Shallee Group Water Scheme,
Silvermines Community Centre representatives,
Lissenhall National School and Bohar National School.

Public Information
Events

Two major public exhibition events were held in
Silvermines Village. The design concept was presented
over a 2-day exhibition in June 2025 (6th& 7th), and further
concept design details on the substation location, cable
routes and visitor centre were presented in a 2-day
exhibition in February 2026 (27tF'& 28th). The design team
attended both events, which attracted approximately 200
visitors .

On-Line
Engagement

Social Media active on Instagram, Facebook and Linkedln
since May 2025.

Website Contacts: 159 submissions since December
2024, including 1 15 newsletter subscribers and
approximately 25 messages.

Approximately 230 emails received; figure includes
multiple emails within the same threads.
In-office meetings -17 recorded in 2025 and 16 in 2026;
mainly informal project/community catchups.

Irish Energy
Conference

The project team exhibited at the 30th Energy Ireland
Conference on June 17th & 1881 and the Energy Storage
Conference on June 30th, with a dedicated project stand
providing information and engaging with attendees.

Engagement with Statutory Stakeholders

Department of
Climate, Energy
and the
Environment

(DCEE)

Monthly project meetings have been held with DCEE
since January 2026, providing regular updates on project
development and facilitating discussion on the PCI
permitting process, consenting pathway, environmental
assessment, grid connection and regulatory matters.

PCI Unit Direct engagement has taken place regarding the TEN-E
permitting process. The project Scope of Application was
submitted on 17th June 2026. Subsequent engagement

27



Siga-Hydro Limited September 2026

has included follow.up with the PCI Unit and feedback
arising from its consultation with the relevant planning
authority.

An CoimisiCln
Pleanala (ACP) /
SID

Pre-application engagement has been undertaken
regarding the strategic infrastructure development and
consenting pathway, including the proposed cable route.
Further technical engagement has included hydrology and
ecology input as the application develops.

Tipperary
Council

County Engagement has taken place on planning, environmental,
roads and transport matters associated with project
development and enabling works, including the
consenting process for ground investigation works
required to inform the environmental assessment and
design.

National Parks &
Wildlife Service
(NPWS)

Engagement has focused on ecology, Appropriate
Assessment, and matters relating to European sites,
including the approach to ground investigation works and
the environmental information required to support project
development.

Environmental
Protection Agency
(EPA)

The project formally engaged with the EPA and met with
the Agency in July 2026. Discussions focused on the
applicable regulatory process, including requirements
associated with water abstraction and interaction with the
PCI permitting process.

EirGrid Ongoing engagement is underway regarding the grid
connection. A meeting was held on 16th July 2026 at
which the emerging cable route and preferred connection
route were presented. Engagement will continue as the
connection design and route are refined.

ESB Networks Engagement has commenced to introduce the project and
identify matters requiring coordination with the existing
electricity distribution network as the project design
develops.

Irish Rail / CIE Engagement has commenced regarding the proposed
cable route and its interaction with railway infrastructure.
Initial notification has been issued, and the relevant
approval process will progress as the cable route is
finalised.

Inland Fisheries Initial engagement has commenced regarding the project
Ireland (IFI) and proposed watercourse crossings. More detailed

consultation is intended as the relevant crossing locations
and cable route are finalised.

Coi IIte Engagement is ongoing in relation to access and use of
Coillte infrastructure and lands required to facilitate project
investigations and development.

28
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CAR

PADDOCKS

TEMPORARY BUILDINGS / OFFICE

WASTE WATER TREATMENT PLANT &
PERCOLATION AREA

iINiit-&)RKShk)p

LODGE

SEPTIC TANK

RUTH FARRELL REPLACEMENT
FARM MANAGERS HOUSE

PROPERPr

+• DO NOT SCALE LHE FWMD mDlsms ONLY eH

AUG 2036FOR PLAWNG

t =I DATti

JMCL

FOR PLANNING
RN.IIL

L,q-
qI.b-

NEAL FARRELL

BLACKBERRY LODGE

J
a
045 436677 087 60481 15 johnOareng.ie
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